TOWN OF DAVIE
TOWN COUNCIL AGENDA REPORT

TO: Mayor and Councilmembers

FROM/PHONE: Mark A. Kutney, AICP, Development Services Director 954-797-1101
Prepared by: Marcie Oppenheimer Nolan, Deputy Planning and Zoning
Manager

SUBJECT: LABC 05-1A/Davie TOC
AFFECTED DISTRICT: District 1
TITLE OF AGENDA ITEM:

AN ORDINANCE OF THE TOWN OF DAVIE, FLORIDA, APPROVING FOR
TRANSMITTAL APPLICATION LABC-05-1A, AMENDING THE TOWN OF DAVIE
COMPREHENSIVE PLAN BY ADDING THE LAND USE CATEGORY “TRANSIT
ORIENTED CORRIDOR” AND ADDING NEW POLICIES RELATING TO THE
TRANSIT ORIENTED CORRIDOR DESIGNATION; BY CHANGING THE FUTURE
LAND USE MAP DESIGNATION OF CERTAIN LANDS FROM: “INDUSTRIAL”,
“COMMERCIAL”, “COMMERCE/OFFICE”, “COMMUNITY FACILITY”,
“RECREATION AND OPEN SPACE”, “TRANSPORTATION”, “UTILITY”, AND
“RESIDENTIAL 10 DU/ACRE” TO: “TRANSIT ORIENTED CORRIDOR”; PROVIDING
FOR INCLUSION; PROVIDING FOR SEVERABILITY; AND, PROVIDING FOR AN
EFFECTIVE DATE.

REPORT IN BRIEF:

A change to the Future Land Use Map (FLUM) and the Broward County Land Use Plan
(BCLUP) is necessary to implement the community vision plan, known as the SR7/441
Corridor Master Plan, adopted by the Town Council on September 7, 2005, Resolution #2005-
236 (see attachments “D&E”). The community vision plan was created as part of The State
Road 7/U.S. 441 Strategic Master Plan charrette series conducted on July 17 - 23, 2004. The
community vision plan was conducted to improve the economic and aesthetic conditions
along the SR 7/US 441 corridor and to increase mobility along the corridor through enhanced
transportation and land use coordination. The County’s Transit Oriented Corridor was
created, in part, to encourage pedestrian friendly and transit-supportive development along
the SR 7/US-441 Corridor and to capture economic development potential of the corridor.

As a major north-south transit route, the SR 7/US 441 corridor has the County’s highest transit
ridership levels. Broward County Transit has recorded approximately 4.5 million annual
riders on the State Road 7 Route 18. The corridor is currently designated by Broward County
as a “Premium” transit corridor and major transit investments for Rapid Bus or Bus Rapid
Transit service are proposed in the near term. Longer term projections indicate that light-rail
service may be provided along this designated premium transit corridor. Supporting land
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uses and densities are encouraged to enhance future transit investments. The existing Future
Land Use Map designations along the corridor provide limited opportunity for transit-
supportive development. The new future land use category will support transit oriented
development.

The proposed Transit Oriented Corridor future land use category will provide the Town with
the necessary mix of land uses, density and design that will encourage the creation of an
environment that will promote transit usage and a sense of place currently lacking along the
corridor. The proposed uses are consistent with the Urban Land Institute (ULI) regional
Market Study conducted for the corridor and the charrette master plan.

The overall intent of the corridor is to provide for increased economic development through a
mixed of office, industrial, retail and residential uses. The plan, as adopted by Town Council,
indicates a mixture of land uses located around transit opportunities. At the time of adoption
of the master plan by Town Council staff had identified a need for 3,200 residential units, in
addition to the 228 units existing. Upon further review with property owners, private
developers, and the need identified in the Urban Land Institute (ULI) report, staff has
provided for two planning horizons for implementing the plan, as presented. The first
planning horizon (<2015) will provide for 3,200 residential units and the second planning
horizon (2015+) will provide for the remaining 3,000 residential units. The analysis prepared
for this amendment included both planning horizons ensuring that approvals through the
County and Department of Community Affairs results in a one-time approval for the entire
master plan as presented. This one cumulative impact will then provide Town Council the
ability to review and reassess the direction of the master plan prior to the 2015+ planning
horizon to ensure compliance with the plan.

The table below represents the proposed planning horizons and potential development for
the entire 925 acre amendment area.

Proposed intensity <2015 _ Proposed intensity 2015+ _ Existing intensity Max. allowed

Office: 1,100,000 square feet 600,000 sq.ft. 0 1,700,000 sq.ft.
Industrial/Flex: 700,000 square feet 500,000 sq.ft. 2.4 million sq.ft. 3.6 million* sq.ft.
Commercial 350,000 square feet 150,000 sq.ft. 100,000 sq.ft. 600,000 sq.ft.
Residential 3,200 dwelling units 3,000 D.U. 228 D.U. 6,428 D.U.

Hotel: 500 rooms 250 rooms 0 750 rooms

* office is included in the Industrial/Flex category for calculation purposes for existing intensity.

The proposed amendment will include changing the land use within this area to Transit
Oriented Corridor (TOC) and adding policy amendments to the Future Land Use Element of
the Town of Davie Comprehensive Plan as proposed in the attached ordinance and LUPA
application. The policies, as proposed, address issues such as location and intensity of
residential development, compatibility with existing industrial uses, coordination with the
Broward County School Board, mitigation for transit, and available of water and wastewater.

Date of Notification: January 2 and February 6, 2006
Number of Notifications: 180




Planning Area: Planning Area 6 includes lands located south of SR 84, east of University
Drive and north of Nova Drive together with lands located east of the Florida turnpike and
west of SR 7, south of SR 84 and north of the south Town limits. The majority of this planning
area is industrial zoned and land uses plan designated. There are small commercial parcels
along SR corridor with one large retail center being located on the southeast corner of
University Drive and SR 7. Commercial flex has been applied to industrial land use plan
designation on both sides of Davie Road corridor between SR 84 and Nova Drive. The Town
is encouraging development and redevelopment if properties within this area to strengthen
the Town’s non-residential tax base for the future.

Concurrency Considerations:

Potable Water: The area of this amendment is located in the Town of Davie Utility Service
Areas 9 and 4 and Ferncrest Utility. The current total capacity is 8.4 million gallons per day
with a current demand of 4.763 MGD for the Davie facility and .874 MDG for the Ferncrest
facility. A 4.0 MGD expansion is planned for the year 2009. The proposed land use
amendment would result in a net increase in the demand for potable water in the amount of
amount 2,470,000 gallons per day. Sufficient potable water capacity is available to serve the
proposed amendment.

Wastewater Treatment and Disposal: The area of this amendment is located in the Town of Davie
Utility Service Areas 9 and 4. The facility has an existing capacity of 5 million gallons per day
and a planned capacity of 7 MGD. Current projected demand is 3.58 million gallons per day
(MGD) and a long range capacity of 9 MGD will be in service upon completion of two 2.0
MGD expansions by the year 2008. The amendment will result in a net increase in demand of
2,470,000 gallons per day. While at this time there is not sufficient wastewater capacity to
serve the proposed amendment, the proposed plant expansion in 2008 will result in the
required capacity. This expansion has been programmed for the 2006 fiscal year for design
and 2007 for permitting and construction.

Solid Waste Disposal: The amendment is served by the Broward County’s two (2) resource
recovery facilities and the County Interim Contingency Landfill. The current capacity at the
resource recovery facilities is 1.6 million tons per year and the Broward Interim Contingency
Landfill has a capacity of 3,800,000 cubic yards. The proposed amendment will result in an
increase in demand for solid waste in the amount of 127,400 lbs. per day. There is sufficient
capacity to serve the future solid waste demands of the amendment area

Drainage: The Central Broward Water Control District (CBWCD) and Tindall Hammock have
jurisdiction over the drainage requirements for the amendment site. Pursuant to the CBWCD,
the current level of service (LOS) is the twenty-five year design storm frequency, seventy-two
hour duration rainfall density. The LOS for the maximum allowable discharge in the Western
C-11 South Florida Water Management District (SFWMD) Canal Basin (where the CBWCD S-4
Canal outfalls) is %4” per acre per day. This amendment site operates at the adopted level of
service. Adequate facilities are available to meet the needs of this project.

Local and Regional Traffic Circulation: The proposed amendment will have an adverse affect on
traffic circulation. According to the results of the traffic analysis performed for the subject site,
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an increase in 8,662 average daily trips is projected. Analysis of the 2015 traffic forecasts
including the amendments traffic indicates that there will be 3 failing links in the regional
roadway network by the year 2015, Orange Drive, I-595 and SR7/441. The increase in trips
also results in a level of service E for Griffin Road. The 1-595 and SR7/441 corridors are
identified for future transit programs by both the County and FDOT. The intent of the TOC
land use category is to provide for transit as a viable alternative transportation option. The
increase in residential density and non-residential intensity, as well as site design focusing on
pedestrian connectivity, encourages residents and business owners to live and work in the
same community, thereby reducing the overall trips on the road network. This land use
category recognizes that transit supported by appropriate land use decisions has the potential
of mitigating the technical increase in the number of vehicle trips.

Fire Protection: A new fire station is under construction on SR7/441 and will be provide the
necessary services in this area.

Police Protection: The Town of Davie Police Department will have a police substation in the
new fire station under construction in this area to provide required services.

School sites and pupil generation: The proposed amendment will have an increase in the number
of school age students. In the <2015 planning horizon the amendment proposes to add up to
902 elementary school students, 547 middle school students, and 451 high school students. In
the planning horizon 2015+ the amendment proposes to add 846 elementary school students,
513 middle school students, and 423 high school students. Since the exact housing type has
not been identified, this projection is based upon the maximum student generation rate of the
Broward County School Board. There are planned capacity improvements within the general
area. A school site is identified on the SR7/441 corridor Master Plan and staff is working with
the School Board to identify and construct a school site within this general amendment area.

Recreation and Open Space: The amendment will require an additional 158.40 acres of recreation
and open space at the Town’s adopted level of service of 10 acres per thousand population.
The town currently exceeds the required LOS by 849.65 acres. However, all new residential
units will be required to either dedicate open space or pay into the Town's recreation and open
space fund.

Affordable Housing: Resolution 2005-236 required that 15% of all housing in the amendment
area be affordable. The implementing policy language requires this 15% and provides for
incentives, consistent with the Broward County Administrative Rules Document.

Applicable Goals, Objectives & Policies:

GOAL 2: Direct growth to identified Urban Development areas within
Davie in order to discourage urban sprawl, reduce development pressures on
rural lands, maximize the use of existing public facilities and centralize
commercial, governmental, retail, residential and cultural activities.

OBJECTIVE 24



Identify urban redevelopment area(s) within Davie containing residential and
non-residential uses, such as office, retail and community facility uses where
public services and facilities are in place.

OBJECTIVE 25

Establish criteria which encourage development within urban redevelopment
area(s) to promote economic development, increase housing opportunities, and
maximize use of existing public facilities and services.

Policy: 25-8: Designated urban redevelopment area(s) must contain residential
and non-residential uses, such as office, retail and community facility uses, and
must be identified on the Davie Land Use Plan Map Series consistent with the
following criteria:

1) Where any two areas meeting the criteria for designation as urban
redevelopment area(s) are contiguous, they may be combined on the Davie
Land Use Plan Map Series as one district geographical area for the purposes of
permitting development pursuant to the goals, objectives and policies of the
plan.

2) Designated areas may be expanded by an amendment to the Davie Land Use
Plan provided that the proposed areas meet the criteria set forth below:

a) The boundaries and approximate acreage of the area must be identified.

b) Public facilities and services such as sewage treatment systems, schools, and
recreation areas must be in place.

c) There must be availability of transportation facilities and mass transit service
within a quarter mile of all areas, providing a headway of thirty minutes or less,
and available at least 5 days a week.

d) There must be an analysis considering the impact of the wurban
redevelopment area on the Florida Intrastate Highway System and considering
policies/programs to encourage alternatives to automobile travel on the Florida
Intrastate Highway System such as, but not limited to, expansion of capacity
and ridership on the Tri-Rail including expanded feeder bus service, expansion
of bus service, creation of transportation management associations, the
provision of local transit service within designated areas such as "trolleys",
and/or improvement of pedestrian access to transit passenger facilities.

e) The area must be over 80% built-out, regularly served by mass transit and the
subject of a locally approved revitalization/redevelopment plan.

f) Alternatively, in addition to meeting criteria a-e above, the area may be a
designated Community Redevelopment Area.
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FINDING OF FACT/STAFF ANALYSIS

The proposed amendment addresses the following criteria as identified in the Town of Davie
Land Development Code Section 12-304:

1. The proposed change is not contrary to the adopted comprehensive plan.

The proposed change is consistent with Objective 4: to promote the development of an economically
sound community and discourage urban sprawl. In addition, the recently adopted Evolution and
Appraisal Report (EAR) stressed the importance of providing for affordable housing and increasing
the economic vitality of the Town.

2. The proposed change would not create an isolated district unrelated and incompatible with
adjacent or nearby districts.

The proposed change to Transit Oriented Corridor will not create an isolated district unrelated and
incompatible with adjacent districts, as this area is adjacent to the Town's Regional Activity Center
(RAC) land use category another urban infill area that encourages mixed uses and transit. The
SR7/441 Corridor Master Plan indicates a bridge over the Turnpike to further integrate these two
areas into a viable community center.

3. The existing boundaries are not illogically drawn in relation to existing conditions on the
property proposed for change.

The existing boundaries are the result of annexations over the years and as such, are not illogically
drawn in relation to the existing uses.

4. The proposed change will not adversely affect living conditions in the neighborhood or in
the Town of Davie.

The proposed change will not adversely affect living conditions in the area as the existing residential
areas serve as the foundation for the proposed residential nodes indicated in the SR7/441 plan and
provided for in proposed Policy 26. Providing for more uses, such as retail and office, in this
general area will also serve to enhance the livability of residents along this corridor.

5. The proposed change will not create an increase in automobile traffic congestion or
otherwise affect public safety.

While the project is expected to increase the number of trips on the regional road network, the mixed
use component with a focus on transit and pedestrian accessibility serves to reduce the need to access
regional roads for local needs.

6. The proposed change is not expected to adversely affect other property values.

The proposed change is not expected to adversely affect other property values. This land use
category allows for a mix of land uses and will serve to increase the marketability of property to
better respond to market demands.
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7.

10.

The proposed change will not be a deterrent to the improvement or development of other
property consistent with the comprehensive plan as identified on the Future Land Use
Map.

The proposed change will not be a deterrent to the improvement of other property as this amendment
allows property owners a choice of redevelopment options, at the time they are ready to redevelop.

The proposed change will not constitute a grant of special privilege to an individual owner
as contrasted with the welfare of the general public.

The proposed change does not constitute a grant of special privilege to an individual owner as
contrasted to the general welfare. This amendment is sponsored by the Town and will provide for
the general welfare, consistent with the goals of the Comprehensive plan and the SR7/441 Corridor
Master Plan.

There are no reasons that the property cannot be used in accord with existing regulations.

There are no physical reasons why the property cannot be used in accordance with existing
regulations. However, the Town adopted the SR7/441 Corridor Master Plan and the existing land
uses do not provide for the implementation of the master plan.

The proposed land use designation is the most appropriate designation to enhance the
Town’s tax base, given the site location relative to the pattern of land use designations
established on the Future Land Use Plan Map, appropriate land use planning practice, and
comprehensive plan policies directing the location and distribution of land uses.

The proposed land use designation may be the most appropriate designation to enhance the Town’s
tax base given the site’s location at the intersection of three major roadways: SR-7/441, 1-595, and
the Florida Turnpike. The SR7/441 Corridor Master Plan and ULI report recognize the increased
economic potential of this corridor, consistent with the goals of the Town of Davie.

STAFF RECOMMENDATION/CONCLUSION

Based upon the finding of facts above, staff recommends approval of application LABC 05-1A
subject to the following;:

1. The creation of Land Development Regulations necessary to implement the TOC land
use category for review by Town Council prior to the effective date of the adopting
ordinance.

2. The initiation of an area-wide Development of Regional Impact (DRI) to implement the
vision articulated in the SR7/441 Corridor Master Plan and the policies of the TOC,
prior to the effective date of the adopting ordinance.



3. The completion of a road rights-of-way master plan for the SR7/441 Corridor prior to
the effective date of the adopting ordinance.

4. An agreement with the Broward County School Board to ensure that all related school
impacts fees are dedicated to this amendment area, prior to the effective date of the
adopting ordinance.

5. Continued coordination with the Florida Department of Transportation to identify and
provide for a transit stop along this corridor area.

6. Initiation of an area wide drainage master plan to ensure that urban redevelopment can
occur consistent with the vision articulated in the SR7/441 Corridor Master Plan and
the policies of the TOC, prior to the effective date of the adopting ordinance.

7. Prior to the adoption of the TOC land use designation, the Town shall begin assessing
various tools that may provide for transfer of development rights from the rural lands
of Davie to the urban redevelopment areas.

PREVIOUS ACTIONS: The Town Council tabled this item from the February 15, 2006
meeting to allow staff time to address additional comments and concerns. These comments
are listed below and various policies and statements have been included to address the issues:

Density

Increasing density should preserve density options elsewhere. Suggests density level should
be tied to transfer of development rights to preserve the openness of West Davie.

Require coordination or concurrence of business and residential development.

Traffic

Development will increase service level designations and gridlock to the corridor. There needs
to be a decrease in parking in corridor to make less dependence on autos. Mass transit needs
to be a prerequisite to development approval. There must be an emphasis on other modes that
autos.

Affordable Housing

There is a potential to create “housing projects” with attendant problems.

Need to look at 100% affordable housing. Link between the jobs created and the attendant
housing. There needs to be required job training for residents. The affordable units must be
kept affordable- limits on transfer of the affordable units. Affordable units should be blended
into all levels of housing- not stand out as different.

Fiscal Impact

More analysis of fiscal impact is needed and this analysis should be done before moving
forward. A problem is a huge investment in infrastructure and Town amenities. New
development needs to pay for this infrastructure. New residents could pay higher rates.

RAC Plan



There should be one consolidated plan and submit together.

Previously, the Town Council approved the SR7/441 Corridor Master Plan on September 7,
2005 via R-2005-236.

CONCURRENCES: This item was approved by the LPA on January 11, 2006. This item was
also approved by the Davie CRA at their January 30, 2006 meeting.

FISCAL IMPACT: There is no direct fiscal impact due to this application, as the fee has been
waived by the Broward County Planning Council. The CRA has paid for the cost of the
consultant in the preparation of this application.

RECOMMENDATION(S): Staff finds the subject application complete and suitable for
transmittal to Town Council.

Attachment(s): 1) Ordinance, 2) Land Use Application, 3) Existing Future Land Use Map, 4)
Proposed Future Land Use Map, 5) Aerial Map, 6) ULI report, and 7) SR7/441 Corridor
Master Plan.



ORDINANCE NO.

AN ORDINANCE OF THE TOWN OF DAVIE, FLORIDA, APPROVING FOR TRANSMITTAL
APPLICATION LABC-05-1A, AMENDING THE TOWN OF DAVIE COMPREHENSIVE PLAN
BY ADDING THE LAND USE CATEGORY “TRANSIT ORIENTED CORRIDOR” AND
ADDING NEW POLICIES RELATING TO THE TRANSIT ORIENTED CORRIDOR
DESIGNATION; BY CHANGING THE FUTURE LAND USE MAP DESIGNATION OF
CERTAIN LANDS FROM: “INDUSTRIAL”, “COMMERCIAL”, “COMMERCE/OFFICE”,
“COMMUNITY FACILITY”, “RECREATION AND OPEN SPACE”, “TRANSPORTATION”,
“UTILITY”, AND “RESIDENTIAL 10 DU/ACRE” TO: “TRANSIT ORIENTED CORRIDOR”;
PROVIDING FOR INCLUSION; PROVIDING FOR SEVERABILITY; AND, PROVIDING FOR
AN EFFECTIVE DATE.

WHEREAS, The Town is a member of the State Road 7/441 Collaborative, a partnership of
Broward County local government dedicated to improving the SR7 corridor by promoting economic
vitality, aesthetic improvement, community redevelopment and safety; and

WHEREAS, the Town of Davie approved Resolution R-2005-236 on September 7, 2005 adopting the
vision articulated in the master plan for State Road 7/441; and

WHEREAS, the Town Council of the Town of Davie desires to amend the future land use
designation of the property listed below; and

WHEREAS, the Town Council of the Town of Davie desires to amend the Future Land Use Element
of the Comprehensive Plan; and

WHEREAS, the Local Planning Agency of the Town of Davie held a public hearing on January 11,
2006, and the Town Council, held public hearings on February 15, 2006 and on the date of adoption of
this Ordinance; and

WHEREAS, the required public hearing were noticed in accordance with the requirements of
Section 12-303 of the Code of the Town of Davie, and Chapter 166.041(3)(c) Florida Statues; and

WHEREAS, the Town Council after due consideration of all matters, hereby finds that the
amendment is in conformance with the State Plan, Regional Plan and Broward County land Use Plan,
and is internally consists with the Town of Davie Comprehensive Plan; complies with the requirements
of the Local Government Comprehensive Planning and Land Development Regulation Act, and; and is
in the best interest of the health, safety, and welfare of the residents of the Town of Davie.

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF DAVIE,
FLORIDA:

Section 1: That the text of the Comprehensive Plan is hereby amended as described in Exhibit “A,”
attached hereto and made part hereof.

Section 2: That the future land use plan map designation for the property described and illustrated
on Exhibit “B,” attached hereto, be amended and changed from: “Industrial,” “Commercial,”
“Commerce/Office,”  “Community Facility,” “Recreation and Open Space,” “Transportation,”
“Utility,” “Residential 10 du/acre,” to: Transit Oriented Corridor.”.

Section 3: That the future land use plan map hereto adopted by the Town Council be and the same
is hereby amended to show the property described in Section 2, herein, as “Transit Oriented Corridor.”

10



Section 4: Nothing in this land use plan amendment will impair or diminish the rights of the
plaintiffs Hamilton M. and Blanche C. Forman Christian Foundation, et.al. accorded in that certain
Settlement Agreement dated November 12, 1985 incorporated into that certain Amended Final
Judgment dated November 26, 1985 and recorded in Official Records Book 13014 at Page 825 of the
public records of Broward County, as amended by that certain Agreed Modified Final Consent
Judgment dated December 15, 1993.

Section 5: All ordinances or parts of ordinances in conflict herewithin are to the extent of such
conflict hereby repealed.

Section 6: If any section, subsection, sentence, clause, phrase, or portion of this Ordinance is, for
any reason, held invalid or unconstitutional by any Court of competent jurisdiction, such portion shall
be deemed a separate, distinct, and independent provision and such holding shall not affect the
validity of the remaining portion of this Ordinance.

Section 7: The effective date of this plan amendment shall be the date a final order is issued by the
Department of Community Affairs of Administrative Commission finding the amendment in
compliance with Section 163.3184, F.S. The Department of Community Affair’s notice of intent to find
the plan amendment in compliance shall be deemed to be a final order if no timely petition is filed
challenging the amendment.

PASSED FIRST READING THIS DAY OF , 2006.

PASSED SECOND READING THIS DAY OF , 2006.
MAYOR/COUNCILMEMBER

ATTEST:

TOWN CLERK

APPROVED THIS DAY OF , 2006.
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Exhibit “A”

POLICY GROUP 26: TRANSIT ORIENTED CORRIDOR

Objective 26: The Town shall maintain a Transit Oriented Corridor (TOC) designation for the area between
SR7/441 to the east, the Florida Turnpike to the West and the Town boundaries to the north and south.
Redevelopment and development of this area shall be consistent with the adopted Town of Davie State Road
7/441 Corridor Master Plan (Resolution #2005-236). Nothing in this land use plan amendment will impair or
diminish the rights of existing landowners or their successors or assigns to continue the use and enjoyment of
their properties consistent with the current land use existing at the time of adoption.

Policy 26-1: The Transit Oriented Corridor land use category shall facilitate mixed use development with access
to transit stations or stops along existing and planned high performance transit service corridors (such as bus
rapid transit or rapid bus) designated in the Broward County Comprehensive Plan Transportation Element, the
Broward County Transit Master Plan and Broward County Metropolitan Planning Organization’s (MPO) Long
Range Transportation Plan, Broward County Transit Development Plan, or locally adopted financially feasible
transportation or transit plan.

State Road 7, which is an existing transit corridor designated for high-performance transit service such as bus
rapid transit, or rapid bus by the above referenced plans, may be appropriate for this designation. The Transit
Oriented Corridor category may also be applicable along other existing and planned high performance transit
corridors designated in the Broward County Comprehensive Plan Transportation Element, the Broward County
Transit Master Plan and Broward County Metropolitan Planning Organization’s (MPO) Long Range
Transportation Plan, Broward County Transit Development Plan, or locally adopted financially feasible
transportation or transit plan.

Policy 26-2: Within the TOC land use category, the following mix of uses shall be included within the
designated land. Office, Industrial/Flex and Residential uses shall be the principal uses. In addition, the

maximum intensity allowed within the TOC is as indicated below:

Proposed intensity <2015 Proposed intensity 2015+  Existing intensity = Max. allowed

Office: 1,100,000 square feet 600,000 sq.ft. 0 1,700,000 sq_ft.
Industrial/Flex: 700,000 square feet 500,000 sq.ft. 2.4 million sq.ft. 3.6 million* sq.ft.
Commercial 350,000 square feet 150,000 sq.ft. 100,000 sq.ft. 600,000 sq.ft.
Residential 3,200 dwelling units 3,000 D.U. 228 D.U. 6,428 D.U.

Hotel: 500 rooms 250 rooms 0 750 rooms

* office is included in the Industrial/Flex category for calculation purposes for existing intensity.

Policy 26-3: Residential use is required as a principal component within a Transit Oriented Corridor. The location
of residential uses shall be incorporated into a mixed-use project or mixed use building with the location of
residential uses consistent with those identified within the SR7/441 Corridor Master Plan. Exclusively residential
buildings, not part of an overall mixed-use project, shall be discouraged unless supporting commercial and office
is within 1000 linear feet. The TOC through implementing regulations and agreements shall ensure that an
appropriate balance of residential and non-residential uses occur in a manner consist to support each other.

Maximum residential density, per unified development shall not exceed 32 units per gross snet acre, and no more
than a total of 3,428 residential dwelling units shall be permitted within the SR7/441 TOC during the planning
horizon of 2015. The future planning horizon of 2015 shall provide for an additional 3,000 residential units,
consistent with the ultimate build-out plan depicted in the SR7/441 Corridor Master Plan and the ULI Regional
Market Study. However, in the event the residential dwelling units are requested before the 2015 planning
horizon, Town Council will hear such request and determine, based upon the SR7/441 Corridor Master Plan,
whether to move this planning horizon forward. In no case, shall the planning horizon occur before 2015 or
before the necessary concurrency requirements have been addressed.
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A total of 15% of the residential units shall be provided as affordable housing. Affordable housing shall be
encouraged as bonus density consistent with Broward County Planning Council Administrative Rules Document,
Article 8. The Town shall create a mechanism to ensure that affordable housing, required as part of this land use
category shall remain affordable in the future. The intent of the affordable housing is to ensure that those
affordable units are integrated into a development proposal and not easily identified by location or design within
the overall community

Residential density shall be distributed along the corridor consistent with the SR7/441 Corridor Master Plan.
Residential densities shall be provided for as follows:

Location <2015 2015+ TOTAL

North of Oakes Road 2,000 D.U. 1,500 D.U. 3,500 D.U.
North of Griffin Road 678 D.U. 750 D.U. 1428 D.U.
South of Griffin Road 750 D.U. 750 D.U. 1,500 D.U.

Nothing in this policy shall limit the ability to address future redevelopment needs in the planning horizon post
2015.

Policy 26-4: The designation of land to transit oriented corridor and the increase in residential density is part of a
planned growth management strategy to stimulate pedestrian oriented live and work places in connection with
planned public transit investment. Such designation shall not be used as a basis for increases in density and/or
intensity outside of designated redevelopment areas.

Policy 26-54: Additional or expanded stand alone automobile oriented uses such as: large surface parking lots,
gas stations/auto repair/car washes; auto dealers; self/equipment storage; “big box” /warehouse; carwashes; and
drive-through facilities are discouraged unless designed in a manner to encourage pedestrian and transit usage or
strategically located interior to the TOC, preserving the streetscape and consistent with the adopted SR7/441
Corridor Master Plan.

Policy 26-6 5:  The redevelopment and development within the TOC shall ensure that all parcels of land have
sidewalk connects leading to transit stops. Such connections shall be required as part of the land development
regulations adopted to implement the TOC land use category. Street connections and sidewalk locations shall, at
a minimum, be consistent with the SR7/441 Corridor Master Plan.

Policy 26-7 6: The Town shall coordinate and collaborate with the CRA for the implementation of the SR7/441
Corridor Master Plan.

Policy 26-8 72 The Town, through coordination with the CRA, shall provide for a community shuttle bus
throughout the TOC to connect the existing uses along SR7 to the existing uses to the west. Such shuttle shall be
funded through a fair-share cost to development proposed in the area and shall be on-line at time of the effective
date of the land use plan amendment.

Policy 26-9: To further implement the intent of the TOC, the Town shall investigate the creation of urban
crowth boundaries targeting specifically identified urban redevelopment areas, including the RAC.

Policy 26-10 8: The Town shall investigate potential funding mechanisms and partnerships to construct a bridge
over the Florida Turnpike at Oakes Road to connect the TOC to the western portion of the Town, as depicted in
the SR7/441 Corridor Master Plan. The Town shall also investigate the feasibility of additional access points from
[-595 ramps into the area.

Policy 26-11 9: Existing and proposed residential development shall be designed to be integrated into the
existing neighborhoods created through the implementation of the TOC. Compatibility and appropriate
transitional design elements will be reviewed at time of site plan review, consistent with the land development
regulations adopted to implement the TOC land use category. Such regulations and review shall ensure that
existing heavy industrial uses will not become incompatible with new development and that new development
shall provide buffers and site design in light of the existing land uses. Single-family detached dwellings units
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may be permitted as part of an overall residential mixed-use project consistent with the adopted land
development regulations.

Policy 26-12 10: Public plazas, urban open space or green space/pocket parks uses that are accessible to the
public shall be provided as an integrated component within the TOC. The location of such open areas shall be
consistent with the required amount of Recreation and Open Space identified in the permitted uses section of the
land use plan. The design of such areas shall be reviewed through the site plan review process and consistent
with the land development regulations adopted to implement the TOC land use category and with the design
established through the SR7/441 Corridor Master Plan.

Policy 26-13 3:Consistent with the intent of a TOC land use category, design features shall be required that
promotes and enhance pedestrian mobility, including connectivity to transit stops and stations. Such design
elements shall include, but not be limited to the following;:

o Integrated transit stops with shelter, or station (within the TOC area).

e Pedestrian and bicycle paths ranging in width from 5 to 24 feet (5 feet shall be the minimum consistent
with ADA requirements) shall be required that minimize conflicts with motorized traffic and are
adequately landscaped, shaded and provide opportunities for shelter from the elements.

e Buildings shall front the street with zero or minimal setbacks, as required per the Land development
regulations adopted to implement the TOC land use category.

e Vehicle parking strategies shall be adopted that encourage and support transit usage (such as parking
that does not front the street, shared parking, parking structures, maximum allowable parking, and/or
reduced parking ratios). The Town shall provide, as part of the street master plan for on-street parking,
and investigate opportunities for public/private partnerships for structured parking and other
mechanisms for reducing vehicle parking requirements.

e Streets, both internal to and adjacent to the TOC shall be designed to discourage isolation and provide
connectivity. The Town shall adopt a street right-of-way master plan to implement this policy. All
development shall be reviewed for consistency with the road right-of-way master plan.

Policy 26-14 12: The Town shall require, as part of the development review process and consistent with the
design of the SR7/441 Corridor Master Plan, internal pedestrian and transit amenities to promote alternative
modes of transportation. These amenities shall include, but not be limited to: seating benches or planter ledges,
shade, light fixtures, trash receptacles, information kiosks, and bicycle parking. Additional amenities
incorporated into the street pattern shall include, but not be limited to: clocks, fountains, sculptures, drinking
fountains, banners, flags and food and refreshment vendor areas. All such required amenities shall be reviewed
as part of the land development review process and shall be consistent with the land development regulation
adopted to implement the TOC land use category.

Policy 26-15 13: The Town shall prepare and adopt land development regulations to implement the TOC land use
category no later than one-year from adoption of the land use plan category and plan amendment.

Policy 26-16 14:Recognizing the goal of the TOC land use category is to promote transit usage and other methods
of reducing single-occupancy vehicles upon overcapacity roadways, any required transportation impact analysis
shall consider the modal shift provided through the provision of transit and transit oriented design. In addition,
the transportation impact analysis shall consider the effects of internal capture as applicable to transit oriented
mixed use projects. Such required transportation impact analysis shall become the basis for the fair-share cost of
providing for local transit shuttle buses operating throughout the Town of Davie TOC.

Policy 26-17 15: The Town will continue to coordinate with the Davie Utilities Department to ensure that
adequate water and wastewater facilities are available for all future development.

Policy 26-18 16: The Town shall adopt a road right-of-way master plan for the TOC within one year from the
adoption of the TOC amendment.
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Policy 26-19 37: The Town shall participate in the Broward County School Board Staff Working Group, School
Design Subcommittee to ensure that adequate school facilities are provided within the general vicinity.
Consistent with the SR7/441 Corridor Master Plan, the Town and the CRA shall continue to investigate the
possibility of locating a school site within the TOC area.

Policy 26-20 18: The Town shall prepare an area-wide Development of Regional Impact (DRI) to facilitate the
provisions of public facilities, streamline development, and ensure that the fair-share cost of development is paid
by projects as they are built.

Policy 26-21: The Town will coordinate with the SFEC to enhance working opportunities through various job
training programs.

Policy 26-22 19: An interlocal agreement between the municipality and Broward County shall be executed no
later than six months from the effective date of adoption of a Transit Oriented Corridor which provides that
monitoring of development activity and enforcement of permitted land use densities and intensities shall be the
responsibility of the affected municipality.

Policy 26-22: The implementation of the TOC shall ensure coordination with redevelopment plans of the
Regional Activity Center.

Policy 26-24 20: It is the intent of the Town of Davie to recognize and respect judicially acknowledged or
constitutional protected private property rights. It is the intent of the Town of Davie that all ordinances,
regulations, and programs adopted pursuant to Policy Group 26 must be developed, promulgated, implemented,
and applied with sensitivity for private property rights and not be unduly restrictive, and property owners must
be free from actions of others which would harm their property.

Policy 26-25 21: Objective26: The Town shall review development application within the established urban
redeveloped area(s) as to their impact on the local, county, state and Florida Intrastate Highway System, so as to
encourage alternatives to automobile travel.

Policy 26-26 1: The Town shall establish developer strategies for the established urban redeveloper area(s) which
will encourage the use of safe and convenience access to public transit terminals, sidewalks, boardwalks, and
public parking areas.

Policy 26-27 2: The Town shall coordinate it's strategies for automobile travel alternative with the plans and
programs of Broward County and Florida FDOT, and appropriate state plans and statues. A designated Town
representative shall interface with the above agencies to coordinate transportation planning alternative on an
annual or more frequent basis as necessary.
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FUTURE LAND USE PLAN
PLAN IMPLEMENTATION

Permitted Uses and Densities in Future Land Use Plan Categories

*khkkk

TRANSIT ORIENTED CORRIDOR

The Transit Oriented Corridor land use category is intended to encourage development and redevelopment
consistent with the adopted State Road 7/441 Corridor Master Plan. The category is to facilitate mixed use
development, encourage mass transit through the development of projects with access to transit stations or stops
along existing and planned high performance transit service corridors (such as bus rapid transit or rapid bus). For
an area to qualify as a Transit Oriented Corridor, the following criteria must be met:

The location of any TOC must be along an existing and/or planned high performance transit service corridors
designated in the Broward County Comprehensive Plan Transportation Element, the Broward County Transit
Master Plan and Broward County Metropolitan Planning Organization’s (MPO) Long Range Transportation Plan,
Broward County Transit Development Plan, or locally adopted financially feasible transportation or transit plan.

The densities and intensities of land uses permitted within the TOC shall be consistent with the following levels
of development:

Proposed intensity <2015 _ Proposed intensity 2015+ _ Existing intensity Max. allowed

Office: 1,100,000 square feet 600,000 sq.ft. 0 1,700,000 sq.ft.
Industrial/Flex: 700,000 square feet 500,000 sq.ft. 2.4 million sq.ft. 3.6 million* sq.ft.
Commercial 350,000 square feet 150,000 sq.ft. 100,000 sq.ft. 600,000 sq.ft.
Residential 3,200 dwelling units 3,000 D.U. 228 D.U. 6,428 D.U.

Hotel: 500 rooms 250 rooms 0 750 rooms

* office is included in the Industrial/Flex category for calculation purposes for existing intensity.
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Exhibit “B”

Legal Description

Point of Beginning, being at a point on the Northerly extension of the East right-of-way line of the Sunshine State
Parkway that intersects with the North right-of-way line of State Road No. 84, also being the South right-of-way line of
the North New River Canal (C-11 North); thence Southeasterly along said South right-of-way line to the Northwest
corner of the East one-half (E 1/2) of Tract 1, Tier 7 in Section 24, Township 50 South, Range 41 East of said Plat of
"JOHN W. NEWMAN'S SURVEY'"'; thence Northeasterly along an extension of the Westerly line of said East one-half
(E 1/2) of said Tract 1 to the South bank of said North New River Canal; thence Southeasterly along said bank to the
Westerly right-of-way line of State Road No. 7; thence Northeasterly along said right-of-way line to the centerline of said
North New River Canal; thence Northwesterly along said centerline to the Southwesterly extension of the West right-of-
way line of Southwest 41st Avenue; thence Northeasterly along said right-of-way line and its extension to the North line
of Section 24, Township 50 South, Range 41 East; thence Easterly to a point on the Easterly right-of way line of
Southwest 41st Avenue being 298.34 feet Northerly from the Southwest corner of Tract 2, Tier 4 of said Plat of "JOHN
W. NEWMAN'S SURVEY"'; thence Southeasterly to a point on the Westerly right-of-way line of State Road No. 7, being
300.00 feet, (as measured along said Westerly right-of-way line) from the Southerly line of said Tract 2; thence Northerly
along said Westerly right-of-way line to its intersection with the Westerly prolongation of the North right-of-way line of
Riverland Road; thence Easterly along said prolongation to the Easterly right-of-way line of State Road No. 7; thence
Southerly along said East right-of-way line to an intersection with the centerline of said North New River Canal; thence
Southwesterly along said Easterly right-of-way line to an intersection with the North line of Section 25, Township 50
South, Range 41 East; thence Westerly along said North line to an intersection with the Northerly prolongation of the
East line of the West three-quarters (W 3/4) of Tract 3 of said Section 25; thence Southerly along said prolongation and
said East line to the Southeast corner of said West three-quarters (W 3/4) of the North one-half (N 1/2) of the North one-
half (N 1/2) of said Tract 3; thence Westerly along the South line of the West three-quarters (W 3/4) of the North one-half
(N 1/2) of the North one-half (N 1/2) of said Tract 3 to the Easterly right-of-way line of State Road No. 7; thence
Southwesterly along said Easterly right-of-way line to a point radially Southeast from the intersection of the West line of
Tract 20 in said Section 25 of said Plat of "JOHN W. NEWMAN'S SURVEY" with the Westerly right-of-way line of State
Road No. 7; thence radially Northwest from said point to the Westerly right-of-way line of State Road No. 7; thence
Southerly along said Westerly right-of-way line to an intersection with the centerline of said South New River Canal;
thence Easterly along said centerline to an intersection with the East right-of-way line of State Road No. 7; thence
Southerly along said right-of-way line to an intersection with the easterly prolongation of the North line of Tracts 11 and
12 in Section 36, Township 50 South, Range 41 East of "JOHN W. NEWMAN'S SURVEY'"'; thence Westerly along said
line to an intersection with the East right-of-way line of the Sunshine State Parkway; thence Northerly along the East
right-of-way line of the Sunshine State Parkway to the Point of Beginning.
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APPLICATION

I. LAND USE PLAN DESIGNATIONS:

Town of Davie Plan

Broward County Plan

II. APPLICANT:

Name
Address
Telephone

Existing

Commerce/Office
Commercial

Community Facility
Industrial

Low Medium Res. 10 du/ac
Recreation & Open Space
Residential 10 du/ac
Transportation

Utility

Commerce/Office
Commercial

Community Facility
Industrial

Low Medium Res. 10 du/ac
Recreation & Open Space
Residential 10 du/ac
Transportation

Utility

Requested

Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor

Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor
Transit Oriented Corridor

Town of Davie Planning and Zoning Department

(954) 797-1103

6591 Orange Drive, Davie, Florida 33314

Relationship to Property Local Government

PROPERTY OWNER(S):

Name

See Attachment “A”

Address

Does the applicant and/or representative own any of the property that is the

subject of this application?

If yes, describe interest:

a) Gross Acreage __ 925.5

YES _ X _

The Town owns properties for municipal functions.

Net Acreage __ 573.16

b) Delineate on survey and attach to application: No survey is provided due to
overall size of amendment request.
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BROWARD COUNTY TAX FOLIO NUMBER(S):
See Attachment “B”

III. LEGAL DESCRIPTION: (Sealed survey indicating gross and net acreage must
be submitted with application)

See Attachment “C” 1

PROPERTY LOCATION: Generally located on
North side of  Griffin Road

South side of  I-595

East side of Florida’s Turnpike

West side of State Road 7/US 441

IV. APPLICANT’S REASON(S) FOR AMENDMENT REQUEST:

A change to the Future Land Use Map (FLUM) and the Broward County
Land Use Plan (BCLUP) is necessary to implement the community vision
plan, known as the SR7/441 Corridor Master Plan, adopted by the Town
Council on September 7, 2005, Resolution #2005-236 (see attachments
“D&E”). The community vision plan was created as part of The State Road
7/U.S. 441 Strategic Master Plan charrette series conducted on July 17 — 23,
2004. The community vision plan was conducted to improve the economic
and aesthetic conditions along the SR 7/US 441 corridor and to increase
mobility along the corridor through enhanced transportation and land use
coordination. The County’s Transit Oriented Corridor was created, in part, to
encourage pedestrian friendly and transit-supportive development along the
SR-7/US-441Corridor and to capture economic development potential of the
corridor.

As a major north-south transit route, the SR 7/US 441 corridor has the
County’s highest transit ridership levels. Broward County Transit has
recorded approximately 4.5 million annual riders on the State Road 7 Route
18. The corridor is currently designated by Broward County as a “Premium”
transit corridor and major transit investments for Rapid Bus or Bus Rapid
Transit service are proposed in the near term. Longer term projections
indicate that light-rail service may be provided along this designated premium
transit corridor. Supporting land uses and densities are encouraged to
enhance future transit investments. The existing Future Land Use Map
designations along the corridor provide limited opportunity for transit-
supportive development. The new future land use category will support transit
oriented development.
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The proposed Transit Oriented Corridor future land use category will provide
the Town with the necessary mix of land uses, density and design that will
encourage the creation of an environment that will promote transit usage and
a sense of place currently lacking along the corridor. The proposed uses are
consistent with the Urban Land Institute (ULI) regional Market Study
conducted for the corridor and the charrette master plan (see attachment
“F”).

The proposed amendment will include changing the land use within this area
to Transit Oriented Corridor (TOC) (see attachment “G&H”) and adding the
following policy amendments to the Future Land Use Element of the Town of
Davie Comprehensive Plan:

e PROPOSED COMPREHENSIVE PLAN POLICES

POLICY GROUP 26: TRANSIT ORIENTED CORRIDOR

Objective 26: The Town shall maintain a Transit Oriented Corridor (TOC) designation for the
area between SR7/441 to the east, the Florida Turnpike to the West and the Town boundaries
to the north and south. Redevelopment and development of this area shall be consistent with
the adopted Town of Davie State Road 7/441 Corridor Master Plan (Resolution #2005-236).
Nothing in this land use plan amendment will impair or diminish the rights of existing
landowners or their successors or assigns to continue the use and enjoyment of their properties
consistent with the current land use existing at the time of adoption.

Policy 26-1: The Transit Oriented Corridor land use category shall facilitate mixed use
development with access to transit stations or stops along existing and planned high
performance transit service corridors (such as bus rapid transit or rapid bus) designated in the
Broward County Comprehensive Plan Transportation Element, the Broward County Transit
Master Plan and Broward County Metropolitan Planning Organization’s (MPO) Long Range
Transportation Plan, Broward County Transit Development Plan, or locally adopted
financially feasible transportation or transit plan.

State Road 7, which is an existing transit corridor designated for high-performance transit
service such as bus rapid transit, or rapid bus by the above referenced plans, may be
appropriate for this designation. The Transit Oriented Corridor category may also be
applicable along other existing and planned high performance transit corridors designated in
the Broward County Comprehensive Plan Transportation Element, the Broward County
Transit Master Plan and Broward County Metropolitan Planning Organization’s (MPO) Long
Range Transportation Plan, Broward County Transit Development Plan, or locally adopted
financially feasible transportation or transit plan.

Policy 26-2: Within the TOC land use category, the following mix of uses shall be included
within the designated land. Office, Industrial/Flex and Residential uses shall be the principal
uses. In addition, the maximum intensity allowed within the TOC is as indicated below:

Proposed intensity <2015 Proposed intensity 2015+  Existing intensity = Max. allowed
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Office: 1,100,000 square feet 600,000 sq.ft. 0 1,700,000 sq.ft.

Industrial/Flex: 700,000 square feet 500,000 sq.ft. 2.4 million sq.ft. 3.6 million* sq.ft.
Commercial 350,000 square feet 150,000 sq.ft. 100,000 sq.ft. 600,000 sq.ft.
Residential 3,200 dwelling units 3,000 D.U. 228 D.U. 6,428 D.U.

Hotel: 500 rooms 250 rooms 0 750 rooms

* office is included in the Industrial /Flex category for calculation purposes for existing intensity.

Policy 26-3: Residential use is required as a principal component within a Transit Oriented
Corridor. The location of residential uses shall be incorporated into a mixed-use project or
mixed use building with the location of residential uses consistent with those identified within
the SR7/441 Corridor Master Plan. Exclusively residential buildings, not part of an overall
mixed-use project, shall be discouraged unless supporting commercial and office is within
1000" linear feet. The TOC through implementing regulations and agreements shall ensure
that an appropriate balance of residential and non-residential uses occur in a manner consist to
support each other.

Maximum residential density, per unified development shall not exceed 32 units per gross net
acre, and no more than a total of 3,428 residential dwelling units shall be permitted within the
SR7/441 TOC during the planning horizon of 2015. The future planning horizon of 2015 shall
provide for an additional 3,000 residential units, consistent with the ultimate build-out plan
depicted in the SR7/441 Corridor Master Plan and the ULI Regional Market Study. However,
in the event the residential dwelling units are requested before the 2015 planning horizon,
Town Council will hear such request and determine, based upon the SR7/441 Corridor Master
Plan, whether to move this planning horizon forward. In no case, shall the planning horizon
occur before 2015 or before the necessary concurrency requirements have been addressed.

A total of 15% of the residential units shall be provided as affordable housing. Affordable
housing shall be encouraged as bonus density consistent with Broward County Planning
Council Administrative Rules Document, Article 8. The Town shall create a mechanism to
ensure that affordable housing, required as part of this land use category shall remain
affordable in the future. The intent of the affordable housing is to ensure that those affordable
units are integrated into a development proposal and not easily identified by location or
design within the overall community

Residential density shall be distributed along the corridor consistent with the SR7/441
Corridor Master Plan. Residential densities shall be provided for as follows:

Location <2015 2015+ TOTAL

North of Oakes Road 2,000 D.U. 1,500 D.U. 3,500 D.U.
North of Griffin Road 678 D.U. 750 D.U. 1428 D.U.
South of Griffin Road 750 D.U. 750 D.U. 1,500 D.U.

Nothing in this policy shall limit the ability to address future redevelopment needs in the
planning horizon post 2015.
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Policy 26-4: The designation of land to transit oriented corridor and the increase in residential
density is part of a planned growth management strategy to stimulate pedestrian oriented live
and work places in connection with planned public transit investment. Such designation shall
not be used as a basis for increases in density and/or intensity outside of designated
redevelopment areas.

Policy 26-5 4: Additional or expanded stand alone automobile oriented uses such as: large
surface parking lots, gas stations/auto repair/car washes; auto dealers; self/equipment
storage; “big box” /warehouse; carwashes; and drive-through facilities are discouraged unless
designed in a manner to encourage pedestrian and transit usage or strategically located
interior to the TOC, preserving the streetscape and consistent with the adopted SR7/441
Corridor Master Plan.

Policy 26-6 5:The redevelopment and development within the TOC shall ensure that all
parcels of land have sidewalk connects leading to transit stops. Such connections shall be
required as part of the land development regulations adopted to implement the TOC land use
category. Street connections and sidewalk locations shall, at a minimum, be consistent with
the SR7/441 Corridor Master Plan.

Policy 26-7 6:The Town shall coordinate and collaborate with the CRA for the implementation
of the SR7/441 Corridor Master Plan.

Policy 26-8 7Z:The Town, through coordination with the CRA, shall provide for a community
shuttle bus throughout the TOC to connect the existing uses along SR7 to the existing uses to
the west. Such shuttle shall be funded through a fair-share cost to development proposed in
the area and shall be on-line at time of the effective date of the land use plan amendment.

Policy 26-9: To further implement the intent of the TOC, the Town shall investigate the
creation of urban growth boundaries targeting specifically identified urban redevelopment
areas, including the RAC.

Policy 26-10 8: The Town shall investigate potential funding mechanisms and
partnerships to construct a bridge over the Florida Turnpike at Oakes Road to connect the
TOC to the western portion of the Town, as depicted in the SR7/441 Corridor Master Plan.
The Town shall also investigate the feasibility of additional access points from I-595 ramps into
the area.

Policy 26-11 9: Existing and proposed residential development shall be designed to be
integrated into the existing neighborhoods created through the implementation of the TOC.
Compeatibility and appropriate transitional design elements will be reviewed at time of site
plan review, consistent with the land development regulations adopted to implement the TOC
land use category. Such regulations and review shall ensure that existing heavy industrial
uses will not become incompatible with new development and that new development shall
provide buffers and site design in light of the existing land uses. Single-family detached
dwellings units may be permitted as part of an overall residential mixed-use project consistent
with the adopted land development regulations.
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Policy 26-12 10: Public plazas, urban open space or green space/pocket parks uses that are
accessible to the public shall be provided as an integrated component within the TOC. The
location of such open areas shall be consistent with the required amount of Recreation and
Open Space identified in the permitted uses section of the land use plan. The design of such
areas shall be reviewed through the site plan review process and consistent with the land
development regulations adopted to implement the TOC land use category and with the
design established through the SR7/441 Corridor Master Plan.

Policy 26-13 #1:  Consistent with the intent of a TOC land use category, design features
shall be required that promotes and enhance pedestrian mobility, including connectivity to
transit stops and stations. Such design elements shall include, but not be limited to the
following;:

e Integrated transit stops with shelter, or station (within the TOC area).

e Pedestrian and bicycle paths ranging in width from 5 to 24 feet (5 feet shall be the
minimum consistent with ADA requirements) shall be required that minimize conflicts
with motorized traffic and are adequately landscaped, shaded and provide
opportunities for shelter from the elements.

e Buildings shall front the street with zero or minimal setbacks, as required per the Land
development regulations adopted to implement the TOC land use category.

e Vehicle parking strategies shall be adopted that encourage and support transit usage
(such as parking that does not front the street, shared parking, parking structures,
maximum allowable parking, and/or reduced parking ratios). The Town shall provide,
as part of the street master plan for on-street parking, and investigate opportunities for
public/ private partnerships for structured parking and other mechanisms for reducing
vehicle parking requirements.

e Streets, both internal to and adjacent to the TOC shall be designed to discourage
isolation and provide connectivity. The Town shall adopt a street right-of-way master
plan to implement this policy. All development shall be reviewed for consistency with
the road right-of-way master plan.

Policy 26-14 32: The Town shall require, as part of the development review process and
consistent with the design of the SR7/441 Corridor Master Plan, internal pedestrian and transit
amenities to promote alternative modes of transportation. These amenities shall include, but
not be limited to: seating benches or planter ledges, shade, light fixtures, trash receptacles,
information kiosks, and bicycle parking. Additional amenities incorporated into the street
pattern shall include, but not be limited to: clocks, fountains, sculptures, drinking fountains,
banners, flags and food and refreshment vendor areas. All such required amenities shall be
reviewed as part of the land development review process and shall be consistent with the land
development regulation adopted to implement the TOC land use category.

Policy 26-15 13: The Town shall prepare and adopt land development regulations to
implement the TOC land use category no later than one-year from adoption of the land use
plan category and plan amendment.
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Policy 26-16 34:  Recognizing the goal of the TOC land use category is to promote transit
usage and other methods of reducing single-occupancy vehicles upon overcapacity roadways,
any required transportation impact analysis shall consider the modal shift provided through
the provision of transit and transit oriented design. In addition, the transportation impact
analysis shall consider the effects of internal capture as applicable to transit oriented mixed use
projects. Such required transportation impact analysis shall become the basis for the fair-share
cost of providing for local transit shuttle buses operating throughout the Town of Davie TOC.

Policy 26-17 35: The Town will continue to coordinate with the Davie Utilities Department to
ensure that adequate water and wastewater facilities are available for all future development.

Policy 26-18 16: The Town shall adopt a road right-of-way master plan for the TOC within
one year from the adoption of the TOC amendment.

Policy 26-19 17: The Town shall participate in the Broward County School Board Staff
Working Group, School Design Subcommittee to ensure that adequate school facilities are
provided within the general vicinity. Consistent with the SR7/441 Corridor Master Plan, the
Town and the CRA shall continue to investigate the possibility of locating a school site within
the TOC area.

Policy 26-20 18: The Town shall prepare an area-wide Development of Regional Impact
(DRI) to facilitate the provisions of public facilities, streamline development, and ensure that
the fair-share cost of development is paid by projects as they are built.

Policy 26-21: The Town will coordinate with the SFEC to enhance working opportunities
through various job training programes.

Policy 26-22 19: An interlocal agreement between the municipality and Broward County
shall be executed no later than six months from the effective date of adoption of a Transit
Oriented Corridor which provides that monitoring of development activity and enforcement
of permitted land use densities and intensities shall be the responsibility of the affected
municipality.

Policy 26-22: The implementation of the TOC shall ensure coordination with redevelopment
plans of the Regional Activity Center.

Policy 26-24 20: It is the intent of the Town of Davie to recognize and respect judicially
acknowledged or constitutional protected private property rights. It is the intent of the Town
of Davie that all ordinances, regulations, and programs adopted pursuant to Policy Group 26
must be developed, promulgated, implemented, and applied with sensitivity for private
property rights and not be unduly restrictive, and property owners must be free from actions
of others which would harm their property.

Policy 26-25 21: Objeetive26: The Town shall review development application within the
established urban redeveloped area(s) as to their impact on the local, county, state and Florida
Intrastate Highway System, so as to encourage alternatives to automobile travel.
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Policy 26-26 1: The Town shall establish developer strategies for the established urban
redeveloper area(s) which will encourage the use of safe and convenience access to public
transit terminals, sidewalks, boardwalks, and public parking areas.

Policy 26-27 2: The Town shall coordinate it’s strategies for automobile travel alternative with
the plans and programs of Broward County and Florida FDOT, and appropriate state plans
and statues. A designated Town representative shall interface with the above agencies to
coordinate transportation planning alternative on an annual or more frequent basis as
necessary.

skosk ko skok

FUTURE LAND USE PLAN
PLAN IMPLEMENTATION

Permitted Uses and Densities in Future Land Use Plan Categories

b

TRANSIT ORIENTED CORRIDOR

The Transit Oriented Corridor land use category is intended to encourage development and
redevelopment consistent with the adopted State Road 7/441 Corridor Master Plan. The
category is to facilitate mixed use development, encourage mass transit through the
development of projects with access to transit stations or stops along existing and planned
high performance transit service corridors (such as bus rapid transit or rapid bus). For an area
to qualify as a Transit Oriented Corridor, the following criteria must be met:

The location of any TOC must be along an existing and/or planned high performance transit
service corridors designated in the Broward County Comprehensive Plan Transportation
Element, the Broward County Transit Master Plan and Broward County Metropolitan
Planning Organization’s (MPO) Long Range Transportation Plan, Broward County Transit
Development Plan, or locally adopted financially feasible transportation or transit plan.

The densities and intensities of land uses permitted within the TOC shall be consistent with
the following levels of development:

Proposed intensity <2015 _ Proposed intensity 2015+  Existing intensity Max. allowed

Office: 1,100,000 square feet 600,000 sq.ft. 0 1,700,000 sq.ft.
Industrial/Flex: 700,000 square feet 500,000 sq.ft. 2.4 million sq.ft. 3.6 million* sq.ft.
Commercial 350,000 square feet 150,000 sq.ft. 100,000 sq.ft. 600,000 sq.ft.
Residential 3,200 dwelling units 3,000 D.U. 228 D.U. 6,428 D.U.

Hotel: 500 rooms 250 rooms 0 750 rooms

* office is included in the Industrial/Flex category for calculation purposes for existing intensity.
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V. APPLICATION CHECKLIST FOR LOCAL [LAND USE PLAN
AMENDMENT: The application shall address the following items in the
format of the attached checklist.

1. EXISTING AND PROPOSED USES

A. Current and proposed Land Use Plan designation(s) for the amendment site.
If multiple designations, describe acreage within each designation.

Current County/Town Designation | Acres
Commerce/Olffice 15.381
Commercial 32.546
Community Facility 13.447
Industrial 629.971
Residential 10 DU/Acre 64.112
Recreation & Open Space 9.309
Transportation 154.356
Utility 6.368
Total 925.490

B. Current land use designations for the surrounding properties.

Location

Current Land Use

Amendment
area

Industrial/Transportation/Commerce/Residential

North

Commercial/Industrial/Residential

East

Commercial/Industrial/Low (5) Residential

South

Commercial/Industrial

West

Regional Activity Center/Low (5) Residential

C. Indicate if the flexibility provisions of the Broward County Land Use Plan
have been used to rezone adjacent areas.

The subject site fall within Flexibility Zones 77, 58, and 81. Flexibility
provisions have not been used to rezone adjacent areas.

D. Existing use of amendment site and adjacent areas.

\ Location \ Existing Use
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Amendment Commercial/Industrial/Residential/ Vacant
area

North Commercial/Industrial/Residential/ Vacant
East Commercial/Industrial/ Residential

South Commercial/Industrial/Vacant

West Residential

E. Proposed use of the amendment site including square footage and/or
dwelling unit count proposed for each parcel.

The proposed Transit Oriented Corridor future land use designation would allow a
maximum of an additional 3,200 dwelling units; 350,000 square feet of commercial;
700,000 square feet of flex space; 1,100,000 square feet of office; and 500 hotel rooms.
After 2015 an additional 3,000 dwelling units; 150,000 square feet of commercial;
500,000 square feet of flex space; 600,000 square feet of office; and 250 additional
hotel units would be permitted. Currently there is 2,540,345 square feet of development
and 228 existing residential units on the subject site. See proposed Policy 26-2.

. ANALYSIS OF PUBLIC FACILITIES AND SERVICES

The items below must be addressed to determine the impact of an amendment
on existing and planned public facilities and services. Provide calculations for
each public facility and/or service.

A. Sanitary Sewer Analysis

1. Identify whether the site is currently and/or proposed to be serviced by septic
tanks.

Portions of the amendment area are currently serviced by septic tanks; howeuver,
all new development must be served by sanitary sewer.

2. Identify the sanitary sewer facilities serving the service area in which the
amendment is located including the current plant capacity, current and
committed demand on plant capacity, and committed plant capacity.

The amendment area is served by the Town of Davie Wastewater Treatment
Plant and Ferncrest Utilities.

Current Plant Capacity 5 mgd
Planned Plant Capacity 7 mgd
Current Demand 3.58 mgd
Committed Demand 3.73 mgd
Committed Plant Capacity 4.89 mgd
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3. Identify the change in demand on plant capacity resulting from this
amendment. Provide calculations, including anticipated demand per
square foot* or dwelling units.

Future Land Use Methodology Demand
Non-Residential 3,700,000 sq. ft. x 0.1 gpd +370,000 gpd
Residential 6,000 x 350 gpd | +2,100,000 gpd

Total 2015+: + 2,470,000 gpd

4. Identify the projected plant capacity and demand for the short and long
range planning horizons as identified within the adopted comprehensive
plan. Provide demand projections and information regarding planned
capacity expansions including year, identified funding sources and other
relevant information.

The Town of Davie Utilities has a planned capacity expansion of 2
million gallons per day scheduled for 2008.

5. Provide information regarding existing and proposed trunk lines and
lateral hookups to the amendment site.

Portions of the subject site are served with an 8” force main and a lift
station. The proposed development would require additional
transmission piping, improvements to existing pumping stations, and
additional lift stations.

6. Letter from utility verifying the information on items 1-5 above.
A meeting with the Town of Davie Utility Department was held on

December 30, 2005. A letter from the Davie Utility Department is
attached.

B. Potable Water Analysis

1. Provide the adopted level of service standard for the service area in
which the amendment is located.

The Town’s adopted level of service standard is 350 gallons per day per capita
and .1 per thousand square feet for non-residential uses of use.

2. Identify the facilities serving the service area in which the amendment is
located including the current plant capacity, current and committed
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demand on the plant and the South Florida Water Management District

(SFWMD) permitted withdrawal.

Facilities Water Treatment Plant
Plant capacity:
Town of Davie 7.4 mgd
Ferncrest Utility 1.0 mgd
Current demand.:
Town of Davie 4.763 mgd
Ferncrest Utility 874 mgd
Committed/peak demand 5.82 mgd ADF
8.46 mgd MAX day (2010)
6.6 mgd ADF
9.6 mgd MAX day (2025)
SFWMD permitted withdrawal:
Town of Davie 7.4 mgd
Ferncrest Utility 1.0 mgd

3. Identify the wellfield serving the service area in which the amendment is
located including the permitted capacity, committed capacity, remaining
capacity and expiration date of the permit.

The wellfield is located at the Davie Water Treatment Plant, 3500 NW 76t
Avenue.

Town of Davie Wellfield
Permitted capacity
Permit expiration date

5.53 mgd
2010

4. Identify the change in potable water demand resulting from this
amendment - provide calculations including anticipated demand per
square foot or dwelling units.

Future Land Use Methodology Demand
Non Residential 3,700,000 x 0.1 gpd +370,000 gpd
Residential 6,000 x 350 gpd | +2,100,000 gpd

Total 2015: +2,470,000 gpd

5. Identify the projected capacity and demand for the short and long range
planning horizons as included within the adopted comprehensive plan -
provide demand projections and information regarding planned plant
capacity expansions including year, funding sources and other relevant
information. If additional wellfields are planned, provide status
including the status of any permit applications.
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The Town of Davie Water Treatment Plant has a capacity of 7.4 mgd with a
peak flow of 4.63 mgd. A 4.0 mgd expansion of the Davie Water Treatment
Plant is planned for the year 2009.

Provide information regarding existing and proposed trunk lines and
water main hookups to the amendment site.

North of Orange Drive is served by two 8” water mains connected by a
12” water main. South of Griffin Road is served by a 12” water main.
Additional pipes will be needed to provide a looped distribution system,
connection into the Town’s existing distribution system, and provision
of ground water storage tanks.

Letter from utility verifying the information in items 1-6 above.

A letter from the Town of Davie Utilities Department is attached.

. Drainage Analysis

1.

Provide the adopted level of service standard for the service area in
which the amendment is located.

The Town of Davie’s adopted level of service for drainage is:

Federal Emergency Management Administration criteria for minimum
floor elevations of building sites, floodplain protection provisions; and
Maximum allowable discharges of 1 2" per acre per day for properties
east of 100" Avenue.

Identify the drainage systems serving the service area in which the
amendment is located.

The C-11 canal bisects the subject site. No specific development is
proposed at this time. New development will be required to provide
adequate drainage systems to handle stormwater run-off.

Identify any planned drainage improvements, including year, funding
sources and other relevant information.

No specific development is proposed at this time.

Indicate if a Surface Water Management Plan has been approved by, or
an application submitted to, the SFWMD and/or any independent
drainage district, for the amendment site. Identify the permit number(s),
or application number(s) if the project is pending, for the amendment
site. If an amendment site is not required to obtain a SFWMD permit,
provide documentation of same.
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No specific development is proposed at this time.

5. If the area in which the amendment is located does not meet the adopted
level of service and there are no improvements planned (by the unit of
local government or drainage authority) to address the deficiencies,
provide an engineering analysis which demonstrated how the site will be
drained and the impact on the surrounding properties. The information
should include the wet season water level for the amendment site, design
storm elevation, natural and proposed land elevation, one hundred year
flood elevation, acreage for proposed water management retention area,
elevations for buildings, roads and years, storage and runoff calculations
for the design storm and estimated time for flood waters to recede to the
natural land elevation.

No specific development is proposed at this time. New development will
be required to provide adequate drainage systems to handle stormwater
run-off. The new urban design proposed by the amendment is expected to
add green space and minimize impervious surface area. In addition, as
part of an areawide DRI, the Town will investigate a centralized
drainage plan to allow better urban design and enhanced water quality
opportunities.

6. Letter from the local drainage district serving the area in which the
amendment is located verifying the information in items 1-5 above.

A letter from the drainage district has been requested.

D. Solid Waste

1. Provide the adopted level of service standard for the service area in
which the amendment is located.

The Town’s adopted LOS for solid waste is:

Industrial — 2 Ibs. per 100 sq. ft. per day
Office - 1 Ibs. per 100 sq. ft. per day
Commercial — 5- 9 Ibs. per 100 sq. ft. per day
Residential — 8.9 Ibs. per capita per day.

2. Identify the facilities serving the service area in which the amendment is
located including the landfill/plant capacity, current demand on
landfill/ plant capacity and committed landfill/ plant capacity.

The facilities that serve the subject area are the Broward County North
and South Resource Recovery Facilities (NRRF) (SRRF) and the Broward
County Interimm Contingency Landfill (BIC). The capacity of the NRRF
and SRRF is 1.6 million tons per year. The BIC capacity is 4.5 million
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cubic yards. The current demand at the resource recovery facilities is 1.1
million tons per year and the demand at the BIC is 50,000 tons per year.
The committed capacity at the NRRF and SRRF is 1.1 million tons per
year. There is no committed capacity at the BIC.

3. Identify the change in demand resulting from this amendment. Provide
calculations including assumed demand per square foot or dwelling unit.

Future Land Use | Methodology Demand
Non-Residential 3,700,000 sq. ft. @ 2 lbs. per 100 sq. ft per | +74,000 Ibs.
day
Residential 6,000 dwelling units at 8.9 lbs. per unit per | +53,400 Ibs.
day
Total 2015 +: +127,400

4. Letter from service provider verifying the information in items 1-3 above.

A letter from the Broward County Waste and Recycling Services has been
requested.

E. Recreation and Open Space Analysis

1. Provide the adopted level of service standard for the service area in
which the amendment is located and the current level of service.

The Town’s adopted level of service standard for Recreation and Open
Space is 10 acres per 1,000 residents. The current level of service is 25.85
acres per 1,000 residents.

2. Identify the parks serving the service area in which the amendment is
located including acreage and facility type, e.g. neighborhood,
community or regional park.

There are no neighborhood, community or regional parks east of the
Florida’s Turnpike. There is a linear park along the C-11 canal. The new
development proposes to increase available green space by a minimum of
158.40 acres.

3. Quantify the change in need for park acreage resulting from this amendment.

Based upon an average household size of 2.64 persons per household, the
proposed residential development is expected to generate approximately 15,840
additional people. The amendment is expected to generate an additional need
for approximately 158.40 acres of recreational land. Based on the Town’s
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current adopted level of service standard there is an existing surplus of 849.65
acres.

. Identify the projected park needs for the short and long range planning
horizons as identified within the adopted comprehensive plan - provide
need projections and information regarding planned capacity expansions

including year, identified funding

information.

sources,

and other

relevant

Through the year 2025, the Town will exceed its adopted level of service
for parks by 571.57 acres. This amendment would increase this surplus to

582.17 acres.

F. Traffic Circulation Analysis

1. Identify the roadways impacted by the proposed amendment and indicate
the number of lanes, current traffic volumes, adopted level of service and
current level of service for each roadway.

Roadway Lanes | Current | Adopted Current LOS
Volume | LOS
(2004)

Orange Drive (SR 7 to Turnpike) 2 12,000 | D E

Griffin Road (SR 7 to Turnpike) 6 36,000 | D C

1-595 (to Turnpike) 8 173,500 | D D

SR 7/US 441 6 42,000 | D D

2. Identify the projected level of service for the roadways impacted by the
proposed amendment for the 2015 planning horizons. Please utilize average
daily traffic volumes per the Transportation Element of the Town of Davie

Comprehensive Plan.

Roadway 2015 LOS Current LOS
Orange Drive (SR 7 to Turnpike) F E
Griffin Road (SR 7 to Turnpike) E C
1-595 (to Turnpike) F D
SR 7/US 441 F D

3. Analyze traffic impacts resulting from the amendment. You may provide
a traffic impact analysis for this amendment - calculate anticipated average
daily traffic generation for the existing and proposed land use designations.
If the amendment reflects a net increase in traffic generation, identify access
points to/from the amendment site and provide a distribution of the
additional traffic on the impacted roadway network and identify the
resulting level of service change for the 2015 planning horizons.
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Land Use Impacts Trip Generation Rate | Total Daily Trips
Ind/Office +2,900,000 sq. ft. | 1.08 per 1,000 sq. ft. | +3,132
Commercial | +500,000 sq. fi. 3.74 per 1,000 sq. ft. | +1,870

Hotel +750 rooms 0.56 per room +280
Residential | +6,000 0.54 per dwelling | +3,240
units
Total: +8,662

Source: Trip Generation 6" Edition, Institute of Transportation Engineers, 1997

4. Provide any transportation studies relating to this amendment, as desired.

Reductions in the total trip generation can be gained if the proposed
development is coordinated with proposed transit improvements associated
with the Broward County East-West Connector and the State Road 7 Rapid
Bus. Additionally, the Charrette plan recommends an additional connection
to the site via a bridge at Oakes Road and the Florida Turnpike. Additional
connections and improvements to the internal street network will reduce the
number of existing and new trips that must now utilize these impacted
roadways.

. Mass Transit Analysis

1. Identify the mass transit modes serving the amendment area.

The site is served by Broward County Transit routes 18 and 18-LS with
stops located at various locations on SR 7/US 441. Route 18 provides
service along the entire length of SR 7/US 441, connecting to Palm Tran in
Palm Beach County and Tri-Rail and Miami-Dade County Transit in
Miami-Dade County. Route 18-LS is a limited service route that runs
between Sample Road and the Tri-Rail/Miami-Dade transit connection at
the Golden Glades exchange.

The South Florida Regional Transit Authority operates a shuttle from the
Tri-Rail station to the SFEC via Griffin Road. Broward County Transit is
proposing a new route along Griffin Road that would provide service from
Weston to Fort Lauderdale via Griffin Road.

The proposed amendment supports the Metropolitan Planning
Organization’s plan to provide bus rapid transit service along the SR 7/US
441 corridor and the Broward County Transit’s Plan to provide light rail
along the corridor.

2. Identify the change in demand resulting from this amendment.

As a Transit-Oriented development, demand would likely increase by
matching premium transit services with destinations of employment and
home conveniently located proximate to station stops.
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As a note, the ability to support transit ridership is based upon increased
density and intensity around transit stops. The projected increases in
vehicle trips resulting from this amendment, is offset by the focus on
pedestrian accessibility to transit stops within the adopted SR7/441
Corridor Master Plan and the TOC land use category.. This focus increases
the likelihood of success of transit along this corridor.

3. Identify the existing and planned mass transit routes and scheduled
service (headway) for the amendment area.

Route Existing Headway Planned Headway
BCt 18 15 minutes 10 minutes
BCt 18-LS 30 minute N/A
SFRTA 30 minutes N/A

4. Letter from service provider verifying the information in items 1-3 above.
A letter from Broward County Transit has been requested.

5. Describe how the proposed amendment furthers or is consistent with the
concept of a “transit-oriented development”.

One of the main recommendations of the Charrette Plan was to maximize the
potential of the site as a Transit Oriented Development. The site has some unique
attributes that lend itself to take advantage of these opportunities. With minimum
roadway capacity available, the redevelopment potential of this site is extremely
limited. By incorporating planned premium transit improvements that converge at
this site, the Town can promote significant redevelopment.

The Charrette plan encourages mixed use development with pedestrian access to
transit stations.  The Charrette plan was developed in consultation with
transportation agencies. The charrette plan recommends multiple improvements
and changes to proposed transportation plans that must be addressed in order to
promote the true potential of transit oriented development of this site.

The proposed site is adjacent to two premium transit corridors. The Transit
Oriented Corridor land use designation was developed specifically for the type of
development proposed by the town and depicted in the Charrette plan. New
residential and office development are key components to promoting mixed use to
support transit. Retail, Hotel and Industrial/Flex uses will also help to develop a
pedestrian oriented environment. Parking garages are recommended to be
shielded with mix use development. Multiple pedestrian paths and open spaces are
also recommended.

ANALYSIS OF NATURAL AND HISTORIC RESOURCES

Indicate if the site contains, is located adjacent to or has the potential to
impact any of the natural and historic resource(s) listed below, and if so, how
they will protect or mitigated. Staff may request additional information from
the Department of Planning and Environmental Protection and the Broward
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County Historical Commission regarding the amendment’s impact on
natural and historic resources. The applicant is encouraged to contact the
individual review agencies to discuss these issues.

A. Historic sites or districts on the National Register of Historic Places or locally
designated historic sites.

According to the “Broward County Land Use Plan Cultural Resource Map Series:
Local Areas of Particular Concern — Historic Sites,” September 9, 2003, there are
no historic sites or districts on the National Register of Historic Places on the
subject site.

B. Archaeological sites listed on the Florida Master Site File.

There are no archaeological sites on the subject site that are listed on the Florida
Master Site File.

C. Wetlands.

According to the Broward County Wetlands Map adopted November 12, 2002,
there are no wetlands on the subject site.

D. Local Areas of Particular Concern as identified within the Broward County
Land Use Plan.

According to the Broward County Land Use Plan Natural Resource Map Series,
there are no local areas of particular concern on the subject site.

E. “Endangered” or “threatened species” or “species of special concern” or
“commercially exploited” as per the Florida Fish and Wildlife Conservation
Commission (fauna), the U.S. Fish and Wildlife Service (flora and fauna), or the
Florida Department of Agricultural and Consumer Services (fauna). If yes,
identify the species and show the habitat location on a map.

The subject amendment site is almost fully developed and there are no known
protected flora or fauna.

F. Plants listed in the Regulated Plant Index for protection by the Florida
Department of Agriculture and Consumer Services.

The site is nearly fully developed and there are no known plants listed in the
Regulated Plant Index.

G. Wellfields - indicate whether the amendment is located within a wellfield
protection zone of influence as defined by Broward County Code, Chapter 27,
Article 13 “Wellfield Protection.” If so, specify the affected zone and any
provisions which will be made to protect the wellfield.
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According to the Broward County Wellfield Protection Zone Map, there are no
wellfield protection zones on the amendment site.

H. Soils - describe whether the amendment will require the alteration of soil
conditions or topography. If so, describe what management practices will be
used to protect or mitigate the area’s natural features.

It is expected the soils will be altered during construction to ensure the proper
grading and creation of on-site stormwater retention ponds.

. LAND USE COMPATIBILITY

Describe how the amendment is consistent with existing and planned future
land uses in the area (including adjacent communities). Identify specific land
development code provisions or other measures that have or will be utilized to
ensure land use compatibility.

Compatibility has been addressed through the Charrette planning process and is
ensured through compliance with the criteria of the Transit Oriented Corridor
future land use category. This language is included in the beginning of the
application.

. CONSISTENCY WITH GOALS, OBJECTIVES AND POLICIES OF THE TOWN

OF DAVIE COMPRIHENSIVE PLAN

List of objectives and policies of the Town of Davie Comprehensive Plan which
the proposed amendment furthers.

GOAL 2: Direct growth to identified Urban Development areas within
Davie in order to discourage urban sprawl, reduce development pressures on
rural lands, maximize the use of existing public facilities and centralize
commercial, governmental, retail, residential and cultural activities.

OBJECTIVE 24

Identify urban redevelopment area(s) within Davie containing residential and
non-residential uses, such as office, retail and community facility uses where
public services and facilities are in place.

OBJECTIVE 25

Establish criteria which encourage development within urban redevelopment
area(s) to promote economic development, increase housing opportunities, and
maximize use of existing public facilities and services.

Policy: 25-8: Designated urban redevelopment area(s) must contain residential
and non-residential uses, such as office, retail and community facility uses, and
must be identified on the Davie Land Use Plan Map Series consistent with the
following criteria:
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1) Where any two areas meeting the criteria for designation as urban
redevelopment area(s) are contiguous, they may be combined on the Davie
Land Use Plan Map Series as one district geographical area for the purposes of
permitting development pursuant to the goals, objectives and policies of the
plan.

2) Designated areas may be expanded by an amendment to the Davie Land Use
Plan provided that the proposed areas meet the criteria set forth below:

a) The boundaries and approximate acreage of the area must be identified.

b) Public facilities and services such as sewage treatment systems, schools, and
recreation areas must be in place.

c) There must be availability of transportation facilities and mass transit service
within a quarter mile of all areas, providing a headway of thirty minutes or less,
and available at least 5 days a week.

d) There must be an analysis considering the impact of the urban
redevelopment area on the Florida Intrastate Highway System and considering
policies/programs to encourage alternatives to automobile travel on the Florida
Intrastate Highway System such as, but not limited to, expansion of capacity
and ridership on the Tri-Rail including expanded feeder bus service, expansion
of bus service, creation of transportation management associations, the
provision of local transit service within designated areas such as "trolleys",
and/or improvement of pedestrian access to transit passenger facilities.

e) The area must be over 80% built-out, regularly served by mass transit and the
subject of a locally approved revitalization/redevelopment plan.

f) Alternatively, in addition to meeting criteria a-e above, the area may be a
designated Community Redevelopment Area.

. POPULATION PROJECTIONS FOR THE TOWN OF DAVIE

A. Population projections for the year 2010 planning horizon.
96,282
B. Population projections resulting from proposed land use (if applicable).

The Town’s population projection of 96,282 includes the potential 15,840
residents that could be accommodated on the amendment site by 2015.
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C. Using population projections for the year 2010 planning horizon,
demonstrate the effect of the proposed amendment on the land needed to
accommodate the projected population.

By 2020 the Town is projected to need an additional 9,782 dwelling units.
Currently the Town has sufficient residential acreage to accommodate only
3,584 units. The proposed amendment will satisfy between 96% of the Town'’s
project need for future residential unit development and provide a minimum
15% affordable housing.

. FIRE PROTECTION

Address the availability of essential services for the 2015 planning horizon.

A new fire station is under construction at the intersection of Oakes Road and
State Road 7. New development will need to provide sufficient water distribution
and pressure to adequately serve the development.

. POLICE PROTECTION

The new fire station will also provide a police substation for service this area.
As demand for police services increase, appropriate staff levels will be required.

. SCHOOQOL SITE AND PUPIL GENERATION

Address the availability of essential services for the 2015 planning horizon.

The Charrette Master Plan has identified a potential elementary school site
location within the subject site. An additional potential school site was
identified adjacent to the study area in the City of Hollywood. Town of Davie
staff, in partnership with the State Road 7 Collaborative are working with the
Broward School Board to consider the proposed site as a pilot for developing
schools sites that will serve urban areas with limited land availability. The
amendment site is currently served by Meadowbrook and Driftwood Elementary
Schools, Nova, Seminole, and Driftwood Middle Schools, and South Plantation,
Hollywood Hills and McArthur High Schools. As depicted in the table below
there is a current need for facility expansions. In the current planning horizon,
the proposed amendment is expected to generate approximately 902 elementary
school students, 547 middle school students, and 451 high school students. After
2015, an additional 846 elementary school students, 513 middle school students,
and 423 high schools students are projected. These projects are based upon the
greatest student generation rate since there are no specific projects for review at
this time.

A $6 million classroom addition is planned for Meadowbrook Elementary and a
$5.3 million classroom addition is planned for Driftwood Elementary by 2010. A
17 classroom addition at a cost of $2.8 million is planned for Nova Middle
School, a 10 classroom addition at a cost of $1.8 million is planned for Seminole
Middle School, and 8 relocatable classrooms at a cost of $1.7 million are planned
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10.

for Driftwood Middle School by 2010. A 12 classroom addition at a cost of $12

million is
planned  for
Plantation
A 24
classroom
addition at a
$5.3 million
planned  for
Hollywood
High, and a
classroom
addition at a
$26 million is
planned  for
McArthur
School by

ADDITIONAL SUPPORT DOCUMENTS

September 2005

Twentieth Day Permanent (Under)/Over
Elementary School Enrollment Capacity Capacity
Meadowbrook 666 670 (4)
Driftwood 742 558 184
Total 1408 1228 180
Middle School
Nova 1260 875 385
Seminole 1243 1085 158
Driftwood 1656 1550 106
Total 4159 3510 649
High School
South Plantation 2539 2197 342
Hollywood Hills 2265 1735 530
McArthur 2585 2302 283
Total 7389 6234 1155

South
High,

cost of
is

Hills
52

cost of

High
2010.

Other support documents or summary of support documents on which the

proposed amendment is based.
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A copy of the Charrette Master Plan and the Urban Land Institute report are
included as Attachments “E” and “F”.
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State Road 7/U.S. 441 Corridor
Broward County, Florida

Stratevies for Redevelopment and Eevitatization

March 14-18, 2004 )
An Advisory Services Panel Report

ULI-the Urban Land Institute
1025 Thomas Jefferson Street, N.W.
Suite 500 West,

Washington, D.C, 20007-5201
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About ULI-the Urhian Land Institute

LI-the Urban Land Institute is a non-
profit research and education organiza-
tion that promotes responsihle leadership
in the use of tand in order to enhance

the total environment,

The Tnstitute maintains a membership represent.
ing a broad spectrum of interests and 8pONSors A
wide variety of educational programs and forums
Lo eneourage an open exchange of ideas and shar-
ing of experience. ULI injtiates research that
anticipates emerging land use trends and issnes
and proposes creative salutions based on that
research; provides advisory services; and pub-
lishes a wide variety of materials to disseminate
information on land use and development,

Established in 1936, the Institute today has 22 000
members and assaciates from 89 countries, repre-
senting the entire speetrum of the land yse and

development disciplines, Professionals represented
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include developers, builders, property owners,
investors, architects, public officials, planners,
real estate brokers, appraisers, attorneys, engi-
neers, financiers, academies, students, and librari-
ans. UL relies heavily on the experience of itz
members. It is through member involvement and
information rescurees that UL] has been able
Lo set standards of excellence in development
Dractice. The Inslitute has lang been recognized
as one of Ameriea’s most respected and widely
quoted sourees of objeetive information on urhan
planning, growth, and development,

This Advisory Services panel report is intended
to Turther the ohjectives of the Institite and to
miake quthoritative information generally avail-
able to those secking knowledge in the fieid of
urbar land use.

Richard M. Rosan
Pregident

©:2004 by ULI-the Urban Land Institute

1025 Thomas Jefferson Street, KW,

Suite 50 Wost

Washington, D.C. 20007-5201

All rigits reserved. Reproduction or use of the whole o any
part of the contents without wifiten permisston of the cony-
right holder is prohibited,
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About ULI Advisory Services

he goal of ULI's Advisory Serviees Program

iz L0 bring the finest expertise in the real es.

tate field to hear on complex land use plan-

ning and development projects, programs,
and policies. Since 1947, this program has assem-
bled well over 400 Ul.I-member Lteams to help
sponsors find ereative, praetical solutions for
issues such as downtown redevelopment, land
management sirategies, evaluation of develop-
ment potential, growth management, community
revitalization, brownfields redevelopment, miki-
tary base rense, provision of low-cost and afford-
able housing, and asset management strategies,
among other matters. A wide variety of public,
Private, and nenprofit crganizations have con-
tracted for ULI's Advisory Services.

Each panel team i composed of highly qualified
professionals who volunteer thesr time to 7L
They are chosen for their knowledge of the panel
Lopic and sereened to ensure their objectivity.
ULI panel teams are interdisciplinary and typi-
cally include several developers, a landseape archi-
lect, 4 planner, a market analyst, a finance expert,
and others with the niche expertise needed to ad-
dress a given projeet. ULL teams provide 1 holis-
tic look at development problems. Each panel iz
chaired by a respeeted ULI member with previ-
ous panel experience.

The agenda for a five-day panel assignment is in-
tensive. It includes an in-depth briefing day com.-
posed of a tour of the site and meetings with spon-
SOr representatives; a day of hour-long interviews
of typieally 50 10 75 key COMMURILY representa-
tives; and two duys of formalating recommenda-
tions. There are many long nights of discussion.
On the final day on site, the panel makes an oral
presentation of its firdings and conclusions to the
Sponser. A written report is prepared and pub-
lished.

Because the sponsoring entities are responsible

for significant preparation before the panel’s visit,
inchiding sending extensive briefing materiais 1o
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each member and arranging for the panel to meet
with key local community mermbers and stake-
holders in the project under consideration, partic-
pants in ULT five-day panel assignments are
able to make aceurate assessments of a sponsor’s
issues and to provide recommendations in 4 com-
pressed amount of time,

A major strength of the program is GLT's unigue
&bility to draw on the knowledge and expertise of
its members, including land developers and own-
ers, public officials, academicians, representatives
of financial institutions, and others. In fulfillment
of the mission: of the Urban Land Institute, this
Advisory Services panel report is intended to pro-
vide objective advice that will promote the re-
sponsible use of land to enhance the environment.
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Foreword: The Panel's Assignment

he State Road (SR) 7/U.8. 441 Collaborative gﬁé’%y%‘ R
invited the ULI Advisory Serviees panel 1o el
provide adviee on the redevelopment and J
revitalization potential of a 25-mile north/

south arterial roadway located in the center of

Eroward County. The corridor passes through 14

separate municipalities, While significant portions

of the corridor exhibit the characteristics of blight,
neglect, and deterioration, the emergence of new
investment and interest in the corridor has begun
to reverse the decline. The combination of strong
projected population growth in the region and the
lack of available vaeant land in Broward County
points to significant redevelopment potential
along the corridor.

Most of the development located on the SR U &,
441 corridor occurred in the 1960s and 1970s when
many retirees were moving to the county. From
the 1920z onward, new Interstates, expressways,
and the Florida Turnpike attracted much new de-
velepment and rendered the corvidor ohsolete gs
a commerelal location. The negative image of the
corridor thal this neglect engendered compelled
local governmental leaders to formally address
the problem, und in 2000 they formed the SR 7/
U8, 441 Collaborative in order to bring eontinuity
to loeal efforts to improve the corridor,

The collaborative hus received federal funding for
the ereation of a strategic master plan. It is awr-
rently conducting design charrettes aimed al iden-
tifying redevelepment potential along the corridor
and aseertzining the desires of area residents, T{
asked ULI to provide objective advice an the mar-
ket potential of the coridor and to identify loca-
tions along its length that can accommodate and
auract new development. The panel's recommen-
dations wil play an important role in the master-
plantiing process,

The corridm is currently served by a heavily used
public bug system; and plans to widen the road-
way und provide additiona] wansit services are in

FLORIDA BAY
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the works. The planning vision of the collaborative
favors transit-friendly development that ineorpo-
Tates many of the design principles seen in sucopss-
ful transit-oriented distriets ermerging throughout
the United States,

The panel began its work by investigating the
current state of the corvidor and projections for
growth within the communities surrounding the
eorridor. It worked together on assessing the *hig
picture” and divided into teams —market poten-
tial, development strategies, planning and design,
and implementation—to make specific findings
and recommendations.
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This report is divided into the topic areas ad-
dressed by the panel teams, Each section builds
on the recommendations from the preceding sec-
tions and the four sections together offer 4 frame-
work of strategies for the redevelopment and
revitalization of the SR 7/1.8. 441 corridor that
recognizes the entirety of the corridar us well as
the uniqueness of is individual parts.
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Overview and Summary of

Recammentations

ecent population growth trends suggest
that the population of Broward County will
{ increase by 600,000 people by 2020, With a
=& & current population of more than 1.7 million,
the county is already almost completely built out,
which is Lo say that it contains very Bttle vacant
developable land. The Everglades to the west and
the Atlantic Ocean to the east preclude opportuni-
ties for growth through annexation. The combina-
tion of inevitable population growth and a con-
strained land supply leaves only one good optien
for accommodating growth: to redevelop (at higher
densities) land that is eurrently underutilized.

With 44 percent of the eonnty’s population now
living within three miles of the SR 7/G.5. 441 cor-
ridor, the corridor is, in the panel’s opinion, well
situated to accommodate a portien of the antici-
pated growth. The corridor boasts a remarkably
diverse population and communities that vary
significancly one from another. The many obso-
lete lund uses and underutilized parcels along its
length represent a veal apportunity for redevelop-
ment. The 3R T/U.8. 441 Collaborative ig righl te
plan for the revitalization and redevelopment of
the corridor now befare it becomes too late to
plan. Barly planning can maximize the opportuni-
ties ereated by existing and proposed transit im-
provements and effectively address the wants snd
needs of the carridor’s constitient ecommunities.

Despite visual indications of blight and neglect
slong a good portion of the corridor, some in-
vestors and developers appear 1o have already re-
alized its future potential. Reeent development
aleng the central portion of the eorridor and the
current construction of the Seminole Hard Rock
Hotel and Casino are signs that the corridor is
poised for revitglization and redevelopment.

Planning for this corridor must address several
difficuit land usc and development fssues Many of
the parcels along it ave not very deep. The pro-
posed widening of the roadway will make many

Broward County, Fiorida, March 14=19, 2004

pareels physicaily and financially infeasible to do-
velop without significant land assembly, Long
stretches of the roadway luck sewer service,
which limits development potential. The con-
stituent jurisdietions lack consensns on some im-
portant issues, including the width of the road-
way's new right-of-way and the best method of
providing rapid-transit services.

With these and other issues in mind, the panel ree-
ommended specific strategies for redevelopment,
along the eorridor. Based on its assessment of the
market potential of the cotridor, the panel recom-
mended a number of development strategies re-
lated to land uses ard infrastructure, housing for
workers, and the regulatory environment, The
panel’s planning and design recommendations sup-
port its development strategies. Finally the panel
addressed methods for implementing iis recom-
mendations. These recommendations are summa-
rized below and discussed in deLail in the chapters
that follow.
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Market Polential

Anticipate and plan for signifieant population
growth in Broward County. By 2020, the popu-
lation of the county will have inereased by an
estimated 600,000 people.

Population growth will drive the creation of
new retail and other commercial uses. Given the
corridor’s existing road infrastructire and
based on the theory that retail uses draw eus-
tomers from a five- to eight-minute radius, it
can be anticipated that five activity centers will
develop along the corridor.

Anticipate and plan for the largest of these cen-
ters to develop at the SR 7/10.8. 441 and I-595
interchange.

Anticipate and plan for the ereation of 86,000
new jobs by 2020 in the corridor, with roughly
20,000 being office jobs, 8700 being flex/R&D
Jubs, 5,900 being vetail jobs, znd 1,300 being
hotel jobs.

Cevelomnent Sirategiss

The panel recommends a number of specific devel-
opment strategies related to planning and devel-
opment, workforee housing, and regulatory and
public pelicy environment.

Piansing and Bevelopment

* Accelerate right-of-way and related infrastrue-
ture improvements along the corridor to meet,
eurrent and anticipated future needs and en-
courage new private investment.

Acquire sufficient right-of-way along the eorri-
dor to corveet existing inefficiencies and safery
Issues, such 45 angled parking that fronts di-
rectly on the roadway.

Plan for development centers at locations where
bus stops and stations have been planned and
bus routes intersect.

Rezone the land around planned development
centers for mixed-use development.

* Build on the strengths of the east/west corri-
dors at the development centers.
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* At development centor intersections, allow
higher-density development to proceed on each
corner independent of current or planned tand
uses on other corners,

Encourage themed retail that celebrates the di-
versity of the corridor.

* Locate new public buildings and funetions
within development ¢enters,

* Use the county's redevelopment eapital fund to
address infrastrueture deficiencies in develop-
ment centers.

Werkforce Hewsing
* Develop a plan for workforce houging in the cor-
ridor.

* Where possible, assemble sites that ave suitable
for worlkforce honsing.

Regukatory and Polizy Environment

s Clarify the rules for a mixed-use zoning dexig-
nation and rezone land within development cen-
ters for mixed-use development.

* Create alead agency for acquiring key parcels
in planned development centers in which the
market Iz slow to respond.

* Support community redevelopment agencies.

* Ercourage community redevelopment agencies
to purchase delinquent, low-cost, or ohzolate
properties, where possible,

* Beefup code enforcement.

tanning and Design

The panel recommends a number of specifie plan-

ning and design recommendations related to the

corridor’s image, infrastructure, community build-

ing, and density.

ismags

* Agree on overarching design standards for the
entire eorridor.

* Define an identity for the corridor,

* Agree on a basic design framework for the cor-
ridor, while encouraging each constituent com-
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mumity to adopt a framewaork that emphasizes
ite unique characteristies,

* Eliminate visual clutter,
* Use high-quality materials,

* Make use of banners and seasonal elements to
emphasize specific places within the whole cor-
ridor,

tnfrastructore

* Control aceess to SR 7/17.8. 441 by limiting carb
cuts and crossroads.

Provide bus rapid-transit { BRT) service along
the corrider.

Design and schedule BRT to high standzrds.

Encourage transit-related development, and
work to develop other uses in a more transit-
iriendly manner.

*

Design SR 7/1.8. 414 as an eight-lane readway,

Take advantage of the Florida Department. of
Transportation’s (FDOT) financial commitment
tothe corrideor.

Provide greenways and other open space along
the corridor.

Incorporate stormwater management into open
spdce requirements.

Develap strategies for mediating deficiencies in
water and sewer services,

Commanity Building

* Plan for the ereation of vibrant, sustainable, and
dynamic multiuse neighberhoods,

* Locate schoois and other commiunity facilities to
Iaximize thefr “community building” impaet.

Density

* Increase the density of new development at de-

velopment centers Jocated at. transit intersec-
tions.

* Design spaces hotween development centers Lo
provide links betweer them and to existing
neighborhoods.

Broward County. Florida, March 14-13, 2004

Insplementation

The panel’s specifie implementation recommenda-
tions concern the organizational structure, the en-
titlement process, and land assembly.

Organizational Stivcture
* Create a special regional distrie | SRD).

¢ Use the SRD status to engage in ¢omprehen-
sive actions.

Entiticmest Process

. Apply for an areawide Development of Regional

Tmpact (DRD) development order for the entive
corridor.

* Alternatively, apply for a comprehengsive plan
exernption,

Lard Asseinnly

* Create an efficient and effective land assembly
process.

* Facllitate land assemhly through specific
programs,

56
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Markel Potential

he SR T/U.8. 441 corridor within Broward
County is a major north/south roadway span-
ning more than 25 miles and traversing 14
municipalities, Socioeconornic forces at work
in the greater Broward County area will in large
measure determine the future of the corridor.

According to Census Bureau and Bureau of Eco-
nornic Analysis data, Broward County is home to
1,723,400 people living in 702,300 households; and
895,000 johs. Job growth is strong: Since 1970, an
average of 19,850 new jobs have been added per
year, with the annual average job growth during
the last decade having accelerated to 22,400, The
service sector accounts for 47 percent of the new
Jjobs, with the retail trade sector’s share being 12
percent and the construction sector’s &5 percent.
Projections of growth trends suggest that the
county will add 19,440 new jobs per year over the
next decade, for an employment. total of 1,222 400
by 2020,

Unerployment, while high by certain standards,
is relatively low in light of the large number of
people who have moved to Broward in recent
years. The growth of the labor foree since 2000
is shown in figure 1.

Papulation is expected to grow by 32,670 per
year through 2020, when it shonld reach 2,246,100,
The number of households is expectad to grow
by 12,570 annually, reaching 900,200 by 2020. It
should be noted that Broward County alse has z
sizable seaconal population, Its seasons] heusing
units number 49,960, and the seasonal housing
stock has been growing at a rate of 1,670 units
per year. The eounty has an inventory of 83,240
hotel rooms, which is growing at an average rate
of 574 roams per year and which accommodates
more than 8,108,700 annual visitors.

For local and regional planring authorities, the
problem of planning Lo aceommodate such strong
economic and population growth s complicated by
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the faet that Broward County is essentially built
out. The county has very little raw land avaikible
for development, and expansion apportunities
are constrained by its location between the Ever-
glades to the west and the Atlantic Oceun to the
east. County officials are left with only a few op-
tions for accommodating anticipated growth: the
redevelopment of abandoned and underused PYGD-
erties; the reuse of existing space; and redevel-
opment at higher densities.

Sorridor Demonraphics

As defined by the SR 7/11.8. 441 Collaborative
apartnership of 14 municipalities brought to-
gether (in 1999) by a desire to improve the zes-
theties, funetioning, and economie value of this
important corridor—the study area ineludes all
properties within three miles of both sides of tha
roadway. It contains 709,000 residents or 43.7 Jrer-
cent of the eounty’s population. The population of
the corridor is remarkahly diverse, with miuch of
its growth accurring from immigration from
other eountries or in-migration from Miami-Dade
County to the south. Move than 100 languages are
spoken in the school system. There follow a num-
ber of selected demographie and housing eharac-
teristies that help define the corridor study area:

* More than 30 percent of the population is non-
Hispanic black or Afriean Ameriean~-compared
with about 20 percent for the entire county.

The share of the population that i Hispanie
or Lating is only slightly higher than for the
entire gounty.

* Approximately a quarter of the worlforee earns
less than $15,000 per vear, while oniy 14 percent
earns more than $50,000 per year (1999 data).

»

Single-family houses make up 44 percent of the
housing stock, with an average value of approxi-
mately $135,000,
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* Units in multifamily buildings with five or more
units meke up 37 percent of the housing stock,

* More than 28,000 housing units are vacant,
and more than half of these are in multifamily
buildings,

Based on its estimates of market demand for com-
mercial space through 2039, the panel projects the
ereation of 2,238 new jobs per year in the SR 7/
U8, 441 corridor, for 4 total of 35,808 new jobs by
2020 and 58,188 new jobs by 2030. (See figure 3 for
a breakdown of new jobs by seetor.) The panel es-
timates that 35 percent of the new jobs will goto
corridor residents.

Ditice Marke?

Broward County contains 24.4 million square feet
of office space in 11 submarkets. The current va-
cancy rate is 15.4 percent, and the triple-net lease
rale is §12.60 per squave foot per year. With 20
percent of the inventory, downtown Fort Land-
erdale is the largest submarket, followed by the
Cypress Creek corridor, which has a 14.3 percent
share of the total market, Sinee 1996, armual office
eonstruetion in the county has ranged from 500,000
square feet 10 1.5 million square feet. Approxi-
mately 400,000 square feet of space is under con-
struction currently.

The nurrber of office-based jobe in Broward County
is expected to grow by ¥260 per year threugh
2020, whiel: will create an average annual demand
for 1.9 million square feet of new office space. A
review of the performeance of the various office
submarkets suggests that the SR 7/11.8. 443 cor-
rider submarket can capture approximately 55
percent of the projected office space demand-—
or 660,000 square feet annually. Office sector
growth should create demand far 10.5 million
square feet of space absorption in the corridor
submarket through 2020 and 17 million square
feet through 2030,

Flex/R&D Markel

Broward County has an inventory of 92.5 million
square feet of industrial space—of which R&D
and flex space i a subset—in seven submarkets.
The current vacancy rage is a very healthy 6.9

Broward County, Frorida, March 14-19, 2004

Figure 1

Net GChanges from Previous Yeat in
Labor Force, Broward County, 2000-2603

Year Net Change
2000 +16,300
000 4800
w2z T ow

Sources: U8 Bureay of Econaimic Analysis: and

THK Associates.

Figure 2

Projected Growih of Population,

Households, and Employment, 2620
Year Population  Households Employment
2004 1,723,400 702,300 895,000
220 2246100 900200 122,400

Spurces: U4 8 Byrear of the Census; U.S. Bureay of Econarmic

Analysis; and THK Associates.

Figure 3
Estimated Job Creation,

SR 7M.S. 441 Gorrides, 2020 and 2630
Average Estimated Total
Annual ___New Jobs
Sector New Jobs 2020 2030
Dffice 1.244 18,504 32,344
Flex/R&D 542 8.672 14,092
Retail 368 5,888 8,568
Hotel 84 1,344

Tl 223 3980

Sources: THK Assoctates. and LL! panet estimates.
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percent, and the effective lease rate is $5.50 per
square foot per year. The largest coneentrations
of industrial space are in Pampane Beach (24,2
percent of the inventory), southesst Broward
(3.1 percent), and central Broward (17.3 percent),
Anmual construetion over the Jast decade has
ranged from 840,000 square feet to 2.2 milifon
square feet. Currently 1.2 million aquare feet is
under construetion.

The number of industria! jobs in Broward ¢ ounty
is expected to grow by 4,300 per vear through 2020,
which will create an average annual demand for
2.1 million square feet of new industrial space, of
which 952,000 square feet will be flex and R&D
spaee. A review of Lhe performance of the various
industiial submarkets suggests that the SE 7U.8.
441 eorridor submarket can eapture approximately
50 percent of the projected demand for flex and
R&D space—or 478,000 square feet annuzlly.
Growth in the flex/R&D seetor should ereate de-
mand for 7.8 million square feet, of space absorp-
tion in the corridor submarket through 2020 and
115 million square feet through 203¢.

Retail Markei

Broward County has an inventory of 30.3 million
square feet of retal] space in six submarkets. The
eurrent vacaney rate is 7.05 pereent, and the lease
rate is $14.90 per square foot per year. The largest
concentrations of retail space are in eentral west
Broward (23.7 pereent of the inventory), southwost
Broward (21 percent), and northwest Broward
(16.3 percent). Since 1990, annual retail construe.
tion has ranged from 568,000 square feet to 3.5
million square feet. Approximately 740,000 square
feet of space {2 under construction currently.

Growth in household expenditires for retuil items
is expected to create an average annual demand
for 765,000 square feot of new retail space. A
review of the performanee of the various retail
submarkels suggests that the SR 7/1).S. 441 comi-
dor submarket can capture approximately 25 per-
cent of the projecied demand for retail space—
or 191,250 square feet unnually. Growth in the
retail seetor should ereate demand for 3.1 million
square feet of space absorption in the corvidor
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submarket through 2020 and 5 million square feer
through 2030

Hotel Mariet

Browurd County has an inventory of 33,242 rooms
in fi14 hatelmotels, The eurrent oceupancy rate

is 67.8 percent, and the average daily roon rate s

$89.21. Since F992, an annual average of 574 rooms
has been added to the inventory—with 1,612 rooms

being added annually in the last five years.

The Breward County lodging market i expeeted
tu expand by 1,015 rooms per year throtigh 2020.
The SR 7/U.8. 441 submarket can eapture approx-
imately 25 percent of this growth—or 250 rooms
(106,000 square feet). Expansion of the lodging
market should create demand for 1.6 milijon
square feet of hotel space in the eorridor sub-
market through 2020 and 2.6 million square feet
through 2030.

Besidential Market

Sinee 1980, residential development in Broward
Counuy has averaged 12,700 units per year, of
which approximately 54 pereent have been single-
family units. (ver the Jast decade, construction
has averaged 12,400 units annually, with 65 per-
cent being single-family units. Sinee 2601, single-
family units have represented a deelining share
~~38 percent—of residential eonstruction, This
trend iz likely 1o continue in the face of a dwin-
dling supply of vacant land.

Job growth and projected seasonal and second-
hiome demand will create an average annua! de-
mand for 13,970 residential units through 2021,
of which a diminishing share (6,500 units) will be
single-family houses and a growing share will be
condominiurns (1,820 units), townhouses (1,814
units}, and rental apartments (3,350). The faster
rate of growth expeeted in the demand for con-
deminiums, townhouses, and apartments over
the next three decades is indicated it figure 4.

Current land use patterns and projeeted demo-
graphie trends suggest that the SR 7/17.S. 441 cor-
ridor can capture approximately 2.5 percent of the
demand threugh 2020 for single-farmily consirue-
tion (or 180 single-family units annually); 25 per-
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Figure 4

Estimated Annual Demand for Housing by Tyne, Broward County, 2004-2030

Estimated Total
Perigd Annual Demand

2004-2009 13.000

2010—2014' 1300

Detached

Singia-Family
7.150 (55%)
's 950 (50%)
B840 (45%)
"2021}2030 15500

Sources: THK Associates; and UL! panef estimates.

Condominivms
1,560 {12%)
1 sm( 13
9 130 (14%)
5430 (5%

) 3 100 (20%)

Townhouses

1170 (9%)

1.800 (13%)
7 530 7%
3 250 @1%)

Rental
Apartments

3120 (240%)
: 3, 340 (24%)"
.ssn (24%)
3 720 (24%)

Figure 5

Estimated Sguare Foolage of Space and Uni

Demand, SR 7/U.S. 441 Corridor, 2020-2030

Tmal -

Land Use ﬁ%ﬁg

Office =

ﬁéﬁﬁ&[} ...... s
F!etall S _. - -

ol T
Rental Apar‘tmems 16 000””““.
Condummlums 3000
Townhouses - ?200"-”
Single Famlly - 2 QDU-W

. Tetai Resrdennal i . 29,100“- -

Sources: THK Associates, and ULF panal estimates.
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cent of the demand for townhouse eonstruction
{or 450 units anmually); 10 percent of the demand
for eondeminium construetion (or 180 units anm-
ally); and 30 percent of the demand for rental
apartment consiruetion (or 1,010 units annualiy’,
In square feet, the eorridor can absorb 2.1 millign
square feet of residential space annuglly through
2020, for a total 34 millien square feet; through
2036, it can absorb 4 total of 62.2 million square.

Corridor Development Centers

To summarize the estimates for long-term devel-
opment demand in the SR 7/U.8. 441 eorridor: a
total of 36.5 million square feet of added space will
be needed to accommodate the projected demand
for urban uses hy 2020; 9%.3 million afjuare feet
will be needed by 2030, Figure 5 breaks down this
overall demand by land use. Additional kand area
—typically 15 pereent of developed land—will be
needed for open gpace, community uses, and minor
rights-of way, -

In the panel’s view, five major development cen-
ters—hased on the theory that most consumers
will shop within a five- to eight-minute commute
from thelr regjdences—along the 25-mile corridor,
plus some minoy centers that will evolve 41 trans-
portation centers and major east/west interchanges,
can aceommodate the projected demand. The
largest development center should be located a1
the iniersection of SR 7.8, 441 with 1-395, be-
cause this interchange has the best aceess and the
highest traffic counts of any location along the
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corridor. Good aceess and high traffic counts are
eritical factors for retail and hotel nses, and good
Access is very important for office and residential
uses as well,

As much as 30 percent of the projected commer-
cial and residential development through 2030 will
oceur close to the 1-595 intersection, Some devel-
opment constraints exist at this interseetion, but,
in the punél’s view, the desirability of the traffic
eounts o T-595 and the access provided by it will
create strong demand for land around this devel-
opment center. As concerns the other develop-
ment centers, each should receive 15 to 20 percent
of the development prejected for the corridor
through 2030,

The I-395 development eenter will support ap-
proximately 1 milfion square feet of commereia]
and residential development annually, for 4 total
of 17 million square feet by 2020 and 29.9 million
square feet by 2080. (See figure & for projeeted
demand by Jand use.} With an average floor/arey
rativ of ahout 1, 390 acres would be needed to ac-
eommodate development of the 1-595 activity
center through 2020; and 690 acres through 2030.
Office and flex space will constitute the I-595 cen-
ter's leading land uses, followed by multifamily
housing, hotels, and retail,

Each of the (four} other development conters will
sapport approximately 631,000 square feet of
development annually, for a total of 10.1 million
square feel by 2020 and 17.7 miliion square feet by
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Figure &

Estimated Annual Demand and Tota! Absorption by Land Use

al the I-595 and SR 7/0.8. 441 Development Center, 2620 and 2030
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Figure 7

Estimated Annual Demand and Total Absorption by Land Use

al a Tymical Other' SR 7/0.5. 441 Bevelogment Genter, 2020 and 2030
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2030, Based on an average floorfarea ratio of 0.3,
these smaller and less dense activit ¥ centers will

each need 465 seres by 2020 and 815 acres hy 2020,

(See figure T for projected demand by land use.)
The leading land uses in these smaller development
centers will be neighborhood retail and mujtifam-
ily housing., (Note that single-family housing will
be extremely difficult to develop anvwhere within
the SR T/U.8, 441 corrider due to the infeasibility
of assembling enough land.)

Produciive Land Uses

The corridors market potential and the eollabora-
tive's growth strategy will be challenged by land
assermbly diffieulties. Maximizing the corridor’s
potential will require redevelopment and mixed-
use development 4t higher densities, Given the
diffienlties that would be encountered in trying
to zequire major land blocks within single-family
neighborhoods, the mest likely and easiest rede-
velopment option will be to acquire vacant ar un-
derutilized strip retail parcels. The redevelop-
ment of such pareels for retal, multifamily, and—
in certain areas—office uses ean render this lund
highly productive.

Meost development is expected to be low-rice and
horizontal in nature, although some mid-rise de-
velopment may oceur. Mixed-use development
along the corridor can serve the' community while
1t also ean help to provide a sense of place ajong
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the corridor, spur additional development, and
produce tax revenues.

While Lhe transit-oriented development nodes
that the panel proposes along the corridor may in-
clude entertainment and cultural uses that draw
people from throughout the eounty, the panei ex-
pects that the mujority of the projected develop-
ment will serve the residents of the corridor
Typical nses are likely to be medieal offices, food
stores, housing, and stores offering clothing and
personal-care preducts. Home entertainment
stgres and restauranis (including fast-Tood restau-
rants) are also likely be attracted to the revital-
ized corridor.

In addition-to community-oriented retail and of-
fice user, some institutional vses may be appro-
priate for this location. The medical and hospital
needs of the area's large and aging population
must be eonsidered. The demand for convenient
in-patient and cul-patient serviees will no donbt
increase over the next 30 vears, Land uges related
to education will be important elements in the cor-
rider’s development and grewth. The ctuster of
educational facilities located in Lo the south and
west 0f the I-595 and SR 7/U.8. 441 intersection
should be treated as an important development
asset. Spin-off R&D ventures should be encour-
aged and the possihility of developing a corporate
office park in this location considered,
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Atterpts 10 marked the corridor should seek to
leverage the corridor’s many assets to attract new
development. Among these assets are

* its significant suppy of underutilized Jand in
retail use;

its central incation with easy aceess to the
majority of the county's population;

the positive economie outlook for Broward
County;

the significant amount of population growth
that is projectad; and

the availability of dedicaled funds for transit-
cortidor improvements.

To attract the desired land uses, planners must
consider the needs of future tenants and investors,
The following sections list those needs. 1f the goal
of the collaborative is to attract high-quality de-
velopment and capital to the corridor, these lists
should guide its jand use deeisions.

The Reeds of Futere Tenants

Tomorrow’s tenants will be locking for

* high-qualily and compaible neighbors:

* aproper mix of tenants;

Broward County, Florida, March 1419, 2004

* people living nearby who can afford the prod-
ucts they want to zell;

* safle areas around the developraent;

* apleasant and sttractive development environ-
ment that encourages customers;

¢ easy access and parking; snd
* aconvenient, contral location.

The Keeds of Future Investors
Tomotrow’s investors will be locking for

* easy and rapid land assembly;

¢ properly zoned iand;

* a shortened permitting process:
. finaneial incentives;

* the ability to demonstrate a return to investors;
and

* adequate infrastrueture to support development,
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Development Strategies

he panel’s development strategy for the SR
T/U.S. 441 corridor is to leverage the Florida
Department of Transportation’s (FDOT) in-
vestment in the eoryidor's right-of-way and
planned transit improvements, The panel views
this investment as a significant catalyst for eco-
nomic development that can henefit the State
Road 7/17.8. 441 Collaborative, the communities
along the corridor, and Broward County. The road
mprovements and the transit improvements cre-
ate significant permanent value for property own-
ers along the corridor. The Lransit improvements
create a competitive advantage for the SR 7.8,
441 corridor compared with other corrider routes
in the county, that tack effiefent transit systems.

This section of the panel’s report seeks 1o identify
development strategies that will take advantage
of the strong market. forees identified in the previ-
ous section, A goal of these strategies is to reposi-
tion the SR, T/U.8. 441 ecrridor in the minds of pri-
vate inveslors as a viahle, competitive, and quality
location for eapturing a sizable portion of Rrowsard
County’s projected growth.

Timing is eritical. Property along the corridor is
relatively undervalued because of many faetors,
among which are the uncertainty regarding future
public intervention; the obsaleseence of many prop-
erties; multiple and difficult ownership patterns:
and & host of régulatory issues, The corridor may
be characterized by marginal uses, high vacaney
rates, and derelict properties, but this eurrent
reality belies the fact that with strategie public
intervention and coordinated planning, the SR 7/
T1.8. 441 corridor eould capture a significant por-
tion of Broward County's projected growih,

Some new public and private investment has al-
ready started to emerge. The construetion of the
Seminole Hard Rock Hotel and Casine and ini-
tial right-of-way imprevements adjoining the
casino and in Plantation are conerete steps on the
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way to realization of the potential for reposition-
ing the corridor.

Redevelopment Dhiectives

It js important to incorporate key eommunily and
economic development ohjectives into the devel-
opment strategies that are adepted for the corsi-
dor. Among these ohjectives are the following.

Retenticn of Small Businesses

A host of small businesses and enterpiises oper-
ate within the corridoz, providing services and
low-skilled jobs that are important 1o area resi-
dents. As higher-density vedevelepment ocenrs,

efforts to maximize the retention and expansion

of these businesses will be eritical.

Davelopment ef Workiorce Housing

Inereasing the supply of affardable rental and
ownership housing for worker households is a crjt-
ical need throughout Broward County. The rede-
velopment of the SR 7/17.8. 441 corrider will pre-
sent many opportunities to develop mixed-income
housing. The availability of quality housing serv-
ing a broad mix of incomes and coupled with tran-
#1t aceess would give Broward County a competi-
tive advantage in the three-county (Miami-Dade/
Broward/Palm Beach) region.

Meating the Needs of Major Employers
Atlention should be paid to the infrastructure,
environmental, and worker training Tequirements
of the corrider’s regional hospitals and ather large
employers, The hospitals, for example, employ
workers with a broad range of skill levels, tunging
from physicians to techmicians and support-service
providers. These employers should be engaged to
participate as puttners in the corridor redevelop-
ment process,

miproving Detarierated Housig
Much of the housing stocls in neighborhoods con-
tiguous to the corridor is deteriorating 2nd in need
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of reinvestment. Deterioration not only lowers
people’s perceptions of the corridor as a good loca-
tion, but also threatens, if left unabated, to reduce
the inventory of affordable housing. Over time, as
people moving into the area demand hetter hous-
ing, the force= of supply and demand will brin g
dhout improvements in the housing steck. In the
meantime, however, the public sector should pro-
actively seek to encourage housing upgrades in
order to improve people’s image of the SR 7/1.S.
441 corridor.

Code enforcement and rehabilitation programs
that involve partnerships among neighhborhoods,
[inzncial institutions, and the pubkic sector have
proved to be effective in encouraging the repair
and upkeep of housing. There are many models
of such programs. Many of them use federal com-
munity development block grants to provide a
public source of funding for repairs. The corridor
development strategy should seek to ensure that
neighborhood improvement programs are under-
taken concarrently with the corridor redevelop-
ment effort.

A Blix of Uses

The community benefits of a full mix of uses along
the corvidor and at the development centers have
been articulated in the collaborative's charrette
process. The panel coneurs with those recornmen-
dations on mixing uses, Much of the corridor's re-
development wiil he ineremental and driven by
individual investment decisions. This means that
zoning and land use regulations must be suffi-
ciently flexible to permit the gradual emergence
of a eompatible mix of uses.

Where market demand warrantis, mixed-use
development on pareels large enough to aceom-
modate a mix of uses should be encouraged and,
where necessary, incentivized, 1f there is signifi-
cant market demand, incentives may or may not
be necegsary,

Development standards that protect publiz health,
safety, and welfare should not be compromised,
but. gutdated regulations that neediessly separate
land uses, involve duplicative reviews of permit
applications, and impose time-eonsurning special
requirements for mixed-use projects should be re-
vised, The economic and social benefits of mixed-
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use development are well established, and devel-
opment regulations should reflect that reality.

A mixed-use development (MXD; typically has
three or more uses—for example, retail, offiee,
residential, or eivie—that are planned and de-
veloped as part of a coherent plan. Mixed-use
zoning distriets typically permit development with
a minimum floor/area ratio of 0.5, meaning that
the building square footage is at least half of
the square footage of the land. MXD site designs
are pedestrian friendly, and as density increases
struetured parking may be required. MXDs are
developed with design controls and standards that
typically are more specific than those for single-
use properties.

Impediments io Privais Sector
investment

Developing a projeet in the SR 7/U.8, 441 carri-
dor srea compared with many other locations is
relatively rizkier, more protracted, costler, and
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less predictable, Therefore, private investment
will seek olher locations. It behooves the con-
stituent communities to address these impedi-
ments to investment. Many impediments cannot
be effectively addressed by a single municipality
or community redevelopment agency, and their
removal will require more coordinated actions.

There follows alist of iasues that the panel has
identified as the most eritical impediments to
development in the corridor. The need to deal
with thexe problems forms a framework for the
strategies and recommendations of this report.
The successful redevelopment of the corridor de-
pends on the resourees and pelitical will that
stakeholders apply to finding selations to devel-
opment impediments. The stakeholders must find
solutions, although these may differ from those
recomended by the panel as polieies and programs
are adjusted to respond to local realities, condi-
lions, and opportunities.

Uncertainty and Delays i the Roadway
Exgansion and Transit improvements

The nemesis of development is uncertainty and
delays. The prelenged debate over the read and
transit improvements proposed within the eorri-
dor and the timing of the implementation schedule
are impeding quality investment. The panel ob-
served that there is still indecision regarding Lhe
width and profile of the roadway alignment, and
that proposed alignments vary community by
community. Property owners cannot make quality
investrients when the extent of the acquisition
of roadway rights-of-way and the timing of the
schedule are unknown.

Regulatory ang Losmg Uncertainty

The panel was told that it ean take up to two years
to ohtain approval for projects that require a plan
modification or zening change. The large-scale and
high-quality projects that would most contribute
to the revitalization of the corridor would require
such changes, and thus face a daunting approval
process. These kinds of projects also entail the
highest helding and predevelopment costs for the
developer. Througheut the corridor, the outcomes
of approval processes are unpredictable, Develop-
ers and builders frequently perceive these pro-
cesses as arbitrary.
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tand Assembly Probiems

The corridor’s typically small lot sizes reflect com-
mercial development patterns of the 1940s. Park-
g is limited and frequently located divectly off
the street, which necessitates backing directly
into the roadway. The small size of parcels will be
exacerbated by the proposed right-of-way aecquisi-
tien for the roadway, which will reduce the size of
adjoining parcels, Only a few large parcels exist,
and many of these are encumbered with obsolete
strip malls and other structures and require total
redevelopment rather than lending themseives to
rehabilitation or adaptive use.

All told, land assembly within the corridor takes
time, entails holding costs, and is unpredictable,
These diffieuities—encountered without the help,
if required, of a publie partner with condemnation
powers—greatly limit the corrider’s sbility to at-
tract quality redevelopment.

lafrastructure Deficiencies

The panel learned that the provisien of sewers,
stormwater management, and other infrastrue-
ture elements at levels that can support rede-
velopment is scattered and inconsistent. Inade-
quately served locations that might otherwise be
developed may be passed by because of the costs
and lead time required for engineering, bidding,
and implementing infrastructure improvements.

The develdpmem of housing, which is the major
market demand component in the corridox, ean be
firther impeded by inadequate sehool eapacity.

impact Fees

The panel was made aware of the existence of
considerable inconsistencies and unpredictability
in the imposition of impact fees by various govern-
mental agencies with jurisdiction in the corridor.
The incidence and amount of impact fees vary
widely. In that rents and returns within the cor-
ridor are fairly homogenous, regulatory costs
should be similarly homogenous, The unprediet-
ability of impact fees ereates risk and canbe a
deal-breaker for many projects.

tacalities witheut CRAs

Established by local governments under state
enabling legislation, community redevelopment
agencies (CRAs) allow local governments to use
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certain land assembly and infrastrueture finane-
ing tools—such as tax-inerement financing—in
designated areas. CRAs fund public investments
from new prowth rather than existing revenue
sourees and often make specific development op-
portunities feagible. Some jurizdictions along the
SR /1.8, 441 corridor have designated CRAs,
but others have not. This situation eveates a dis-
parity among loealities with and without CRAs,
the latter being al a clear competitive disadvan-
tage. Although a debate over diverting property
tax revenues from the general fund to specific
CRA projects Is currently underway between
the ecunty and its municipalities, the panel recom-
mends that CRAs be unifermly established within
the corridor to serve areas put at a competilive
disadvantage by the absence of a CRA,

Hegative Image

The generally unattractive appearance of large
segments of the corridor, especially in the south-
ern and central sections, i 4 major marketing
obstacle. The prevalence of unatiraciive fand
uses along the roadway makes it essential (o be-
£in to identify and assemble parcels that are large
enough for developments that can on their own
create a different image of a quality environment.

Speeifie Development Straferias

As has heen noted, the overall ghjective of the
panels recommended developrent strategies is
to capture a portion of Broward County’s growth
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by repositioning the corridor and thus ehanging
the private market’s perception of its viabilicy and
competitiveness as a quality location, To accom-
plish this objective, the panel recommends the fol-
lowing specific development strategies related to
planning and development, workforce housing,
and the regulatory and policy environment.

Piaining and Gevelepment

Accelerate right-of-way and related infrastructure
improvements along the corridor to meet current
needs and support private seetor investment. One of
the biggest Impediments to timely real estate in-
veslment in the corridor is the uneertainty sur-
rounding the improvements {0 be made in the SR
T/ULS. 441 right-of-way. For example, of the 6.6
miles slated for improvements in the southern
portion of the corridor (County Line Road to Grif-
fin Road), $14.7 million in funding for 2.4 miles has
heen programmed for “letting” by the state from
July 2006 to July 2008; the Seminole Tribe has
agreed to advance funds and manage construction
of 1.2 miles—eesting $6.9 million and under con-
struction at the time of panel visit—in order to
provide improved access to its new casino and re-
lated development; and abeut three miles costing
319.6 million remain unfunded.

The panel recommends that other meuns be
sought to make the unfunded improvements. One
option would he to seek developer advances for
construction related to speeifie projects, similar to
the advance provided by the Semincles. A second
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option would be for the county to advance capital
from its infrastructure fund to the state. And a
third option would be to seek private seclor bond
financing that is paid back through state funding
in later budget cycles. This latter approach, re-
ferred to as the “privatization” of road construe-
tion, has been used effectively in other states
when budgeted funds have proven insufficient for
critieal road improvement needs. Mas<achusetts is
using it on several $100 million construetion proj-
ects, With the adoption of one or rmore of these
funding approaches, the project could be com-
pleted by 2009 or 2010—a decade or s0 sooner
than if the state funded it

Acquire sufficient right-of-way along the corridor to
correct existing inefficiencies and safety issves,
Under state law, the FDOT can purchase by en-
nent domain only those parcels or portions of
pareels required for its road construction, In the
southern portion of the corridoy, where the purk-
ing spaces of many businesses are located in the
planned right-of-way for road improvements, the
right-of-way acquisition will ereate land use prob-
lems, especially parking problems.

The panel believes that the time to fix these prob-
lems Is during the taking process. Individual com-
munity reguirements for right-of-way width and
other characteristics need to be earvefully consid-
ered, while ensuring that variances from the com-
prehensive plan do not impede development and
economic growth within the corridor as a whole.
Planners should seek ereative solutions, such as
shared parking arrangements and municipal park-
ing lots, to eliminate land use und transportation

eonflicts while retaining businesses to the maxi-
mum extent posgible.

Plan for development eenters at locations where
BRT bus stops and stations have been planned and
bus routes intersect. Extensive planning has been
done along SR 7/1.8. 441 south of I-595 on what is
called the “Transit Bridge,” a link between the
Miami-Dade and Broward County transit svs-
tems. Locations for bus stations (large waiting
structures and related parking lots) and bus stops
(small waiting struetures and no parking) for a
proposed BRT system have been identified from
1-595 south to the Golden Glades Intermodal Cen-
ter in Miami-Dade County, Within Broward County,
these locations are (from north to south):

¢ ]-393 (station),

« Griffin Road (stop),

« Stirling Road (stop),

+ Sheridan Street (stop),

+ Johnson Street {stop),

¢ Pincs/Hollywood Boulevard (station),
* Pembroke Road (stop), and

* Miramar Parkway (stop).

The proposed SR /U8, 441 devetopment nodes
must be localed at intersections with bus sLops or
stations, Because bus lines operate along most of
the east/west arterials that cross SR 7/U.8. 441,
ihe inlersections of the most-traveled east/west
corridors with R 7/U.8. 441 shouid become devel-
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opment centers. BRT stations rather than stops
are likely but not necessarily to be located at
these interseetions.

Detailed planning and engineering for transit lo-
cations on SR T/U.8. 441 north of I-595 have not
been completed. A study by the Transportation
Planning Division of the Broward County Depart-
ment of Strategic Planning and Growih Manage-
ment—SE ¥U.S. 411 Corridor Study, Congestion
Managemen! Study (April 1998)—identifies loca-
tions for “transfer points™ N.W. 19th Street (Laud-
erhill City Hall Park), Oukland Park Boulevard,
Commereial Boujevard, and Park Drive (Margate
City Hall). A process to identify transit stations/
stops similar to the one that was completed for the
Transit Bridge should be conducted for the re-
maining portion of the SR 7/U.8. 441 corridor.

Build on the strengths of the east/west corridors
at the development centers. Efforts to plan large-
seale development in built-up locations oflen are
challenged by problems refated to adjacent uses
Lhat are not part of the new development plan.
The SR 7/U.S. 441 corridor contains many low-
value real estate uses, However, some intersect-
ing east/west corridors have higher-end, more
attraetive uses. New development al these inter-
sections should attempt to integrate with the
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higher-end development to creaie additional mass
or synergy in the initial phases. When deciding
where tolocate development centers, planners
should factor in the quality of the development
on the intersecting east/west roadway.

At development center intersections, allow higher-
density development to proceed on each corner in-
dependent of current or planned land uses on other
corners. While it is to be hoped that eventually ull
fowr corners of every development center inter-
seetion will be redeveloped, it is unlikely that all
four eorners will be planned at the same time. Ju-
risdictions should process development proposals
withoul reference to the land uses in place on cor-
ners that have not been redeveloped, but rather
with reference to the approved design guidelines
and zoning that (will) have been adopted for the
whale development. center. In cases where more
than cne jurisdiction has approval autherity over
a development centet, they should agree on design
guidelines for that cenier.

Encourage themed retail that celebrates the diver.
sity of the corridor. An ethnic theme often works
as a retall strategy—attracting shoppers looking
for an alternative to typieal malls, drawing ethnic
shoppers unable to find the goods they want else-
where, and achieving high sales per square foot.
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Broadway, a themed eenter in downtown Los An-
geles aimed at the Hispanic market, has been sue-
cessfiil. In Boston, an operator was convinced to
locate a Caribbean market in an ethnie neighbor-
hood-and enjoyed suceess on its third configura-
tion, An ethnically themed retail center may be
difficult to execute, and the fine-grained ethnic di-
versity of Broward County makes it imperative to
consider carefully the appropriateness of the theme
relative to the size of the development and likely
market response.

Locate new public buildings and functions within
development centers. At least two city halls =it on
the SR #/U.5. 441 corridor and severa! schools are
adjacent 1o it. As public buildings need to be built,
officials should always consider locations in or near
the corridor development centers. The role of pub-
lic buildings in creating traffic and a sense of civic
Pride can be important to the suceessful evolution
of development centers. The investment of publie
funds for the-constrnetion of public buildings at
development eenters also signifies the eommit-
ment of the public sector to the development cen-
ter and the corridor. Such a display of commitment
mitigates risk in the minds of developers and in-
vestors considering investing in the corridor.

Use the county’s redevelopment capital fund to ad-
dress infrastructure deficiencies in development
centers. As has been mentioned, 4 debate is up-
derway eoncerning tax-increment financing, which
diverts goneral property tax revenues from the
county to fund zpecific projects in revitalization
areas designated by community redevelopment
agencies (CRAs). The county does not support
traditional TIF financing, but it is making $200
million availakle to local government for infra-
siruetire development. This is an exeellent pro-
gram that iz needed Lo support redevelopment in
{ocations without a CRA. The county should con-
sider putting at the top of the list of possible recip-
ients of these funds public infrastructure projects
that are slatéd to serve areas designated as devel-
opment centers, some of which lack the sewer and
water capacily to support higher-density projectls.

Worelarng Haes s

Develop a plan for workforce housing ir the corridor.
An asszegsment of the need for woridoree housing
and the finaneing options available should be de-
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veleped. The need for a housing plan stems from
strong market demand, population projections,
the large number of jurisdictions in the corridor,
and the community’s interest in the availability of
housing for the full spectrum of household incomes.
The housing plan should determine what publie
and private finaneing options are available and
how the finaneing should be allocated throughout
the corridor, Also, the plan should set goals for
the distribution of the housing within the corri-
dor. Unee the locations of the development centers
have been selected, workforce housing eould he
allocated on the basis of the size of development
projeets, local need, the availability of other re-
sources, and other factors.

Where possible, assemble sites that are suitable for
workforce housing. Becausze of their ability to zc-
quire and assemble land, community redevelop-
ment agencies eonfd presumably be called upon
to aszemble sites for workforce housing in aceor-
dance with the corridor’s housing plan. While de-
velopment centers do not noed assembled work-
force housing sites in order to attract development,
the presence of such sites could help ereate a syn-
ergy with other proposed development and, in
certain cases, aceelerate the demand for higher-
density residential uses.

Reguiniory 2nd Policy Epvirenmant

Clarify the rules for & mixed-use zoning designa-
tion and rezone land within development centers for
mixed-use development. The panel sensed that de-
velopers are confiised about what is permitted and
what s not permitted for mixed-use developments.
They do not know, for example, if they can put
heuging above first-fleor retail. They are unsure
abeut how much flexibility is provided under the
overlay distriet known as “local activity eenter.”
Some developers report that conventional zoning
designations have allowed them to site different
uses adjacent to one other, creating a feeling of
“mixed uze.” If the cause of this confusion iz ambi-
guity in the regulations, it should be eliminated.
If the cause is misguided perceptions on the part
of developers, an effort should be made to edu-
cate developers on current policies on mixed-use
development.
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In the meantime, land in development centers
should be rezoned to permit mixed-use de-
velopment.

Create a lead agency for acquifing key parcels in
planned development centers in which the market is
slow to respond. If after the locations of develop-
ment centers have been identified and zoning and
design guidetines have been established for them
Lhe market still does not respond by proposing
appropriate development, incentives—ineluding
land assemhly—may be needed to make appropri-
ate development more attractive. A lead ageney
for stimulating market responses should be cre-
ated (see the discussion of the proposed speeial
regional district in the implementation chapter
of thiz repoert.}

Given the area’s strong economic and demographic
growth, it is quite possible that as right-of-way
construction is completed the private sector will
respond without excessive public intervention.
Some contingency plans should be prepared, how-
ever, in case the private gector response does not
meet the expectations of the collahorative. On the
other hand, public agencies should take care to use
public funds to spur growth and not to fund deals
with questionable market fundamentals.

Seppert community redevelopment agencies. (om-
nmunity redevelopment agencies address ineffi-
ciencies in the marketplace, in particular the inad-
equacy of infrastructure, in order to foster higher
and better uses for sites that have problems, For
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fiscal reasons, Broward County has recently pro-
posed the elimination of tax inerement finaneing
{T1IF) districts. The diversion of property tax rev-
entes may be a legitimate concern, but CRAs
serve a useful and unique function in the local de-
velopment process. The panel believes that CRA
powers should rematn the same or even be en-
hanced. It suggests that the county reconsider its
efforts toremove TIF from the CRA toolbox.

Encourage CRAs to purchase delinguent, low-cost,
or nhsolete properties, where possible. CRAs are
anthorized to purchase properties that are per-
ceived as good value and need to be redeveloped
or reconfigured for the next development eycle.
In order to achieve the collaborative’s develop-
ment objectives within the plan’s larger develop-
ment centers, relatively large parcels will have to
he azsembled out of the many small parcels that
currently make up most of the study area.

Beef up code enforcement. As stated earlier, a con-
centrated effort should be initiated to improve the
appearance of the corridor. Beefing up code en-
foreement would help in this regard.
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Planting and Design

# he panel's planning and design recommenda-
tions are intended to reinforee the develop-
ment strategies detailed in the preceding
chapter. As has heen emphasized, the panel
feels that the collaborative’s ability to reposition
the corridor as a viable and competitive location
for quality mixed-use development will be—in the
light of strong market potential—largely 4 matter
of improving the eorridor's image. Image is one
key consideration in the planning and design of
urban redevelopment.

The other key consideration iz infrastrueture. In-
frastrueture can be defined as the physieal sup-
port services that are necegsary for a healthy com-
munity. 1t can be “pray” as in roads, transit, and
water and wastewater systems; or “green” as in
open space and recreation systems. Tt ean be “visi-
ble” as in community service facilities; or “invisi-
ble” 45 in buried electrical lines. Infrastrueture
iays the foundation for development and must be
managed for short- and long-term opportunities
and affordability. Development opportunities are
impeded by the lzck of adequate infrastruetwre.

The panel observed both opportunities and con-
straints with respect to infrastructure systems in
the SR %15, 441 corridor. Opportunities include
the commitment of FDOT to premium transit in
the eorridor and the commitment of the collabora-
tive to improving the corridor. Constraints inelude
uncontrolled highway aceess, laek of vision for co-
ordinated open space, insuffielent water and
sewer systems, and lack of slormwaler manage-
ment.

Plamning Framework

The panel believes that the S8R 7/1.8. 441 corvidor
has the potential to hecome 4 location that individ-
uals and communities embrace and enjoy. The in-
tegration of individual real estate projects witha
eobesive framework of roads, trangit, open space,
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and community facilities will ereate a unified and
distinctive corridor. Creating such a eorridor re-
stlts in places where people will want to live,
work, shop, and play.

Specitic Pianning and Design
Recommendations

The corridor a3 a whele should have an image that
will be created by transit, landscape, and other
high-quality design elements. Individual commu-
nities should be enecuraged to maintain their
identity through gateway treatments, signage,
and other adaptations of the corridor image, ac-
cording to local history, eulture, and environmen-
tal eonditions. Specific steps can be talen to cre-
ale this unified yet distinet image for the corridor
and the eormimunities within the corridor. The
panel developed the following specific recommen-
dations refated to image, infrastructure, commu-
nity building, and density.

image

Agree on overarching design standards for the en-
tire corridor. The panel believes that good design
is & critical element of success—raising property
values, improving community identity, and creat-
ing synergy between neighbers. The collaborative
should establish and implement site-design stan-
dards for the overall corridor in order to ereate an
inteprated image. Within these parameters, each
community will have the flexibility to interpret
these standards in order Lo maintain individual
identity.

Such standards should inelude

* g uniform road seetion from one end of the eorti-
dor to the other, including the location of travel
lanes, transit lanes, and bike lanes;

* minimum requirements for the amenities to be
included within the right-of-way, such as side-
walks, landscaping, and lghting;

An Alivisory Services Panel Repor
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* minimum and maximun building sethack re-
quirements;

¢ minimum signage standards to reduce visnal
elutter and encourage quality; and

* minimum standards regarding transit stop and
station amenities, including benches, shelters,
and kiosks

Define an identity for the corridor. The corridor ean
be unified through landscaping that creates a
boulevard imuge. The panel recornmends that the
landscaped medians should be (lesigmed to create a
pedestrian realm by separating pedestians fram
traffic and creating a safe haven for people cross-
ing the wide roadway. Landscape should be used
to reduce the scale of the roadway, The consistent
use of landseaped medians presents a unified vi-
sual experience. Individual commurities ean choge
landseape materials to reflect their own commu-
nity’s identity, When choosing landseaping, coni-
nunities should be sensitive to long-tern mainte-
nanee requirements, The collaborative has
recefved $1 million in landseape finding that can
be used to begin to create this eontinuity.

Agree on a basic design framework for the corridor,
while encouraging each constituent community to
adopt a framework that emphasizes its unique char-
acteristies, The panel believes that the eollabora
tive shonld agree on the basic design framework—
including transit stop/station dimensions and
malerials, lighting, sidewulk materials, streel fur-
niture, and so forth. Bach commumity should be
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encouraged to cusltomize these elements to reflect
a local image and create a sense of place while re-
maining true to the agreed corridor-wide theme.
"The design of transit stops should not be Jeft to
transit agencies or advertising groups. Consistent
design elements “brand” the corridor. Local flavor
creates a sense of place and pride for the commu-
nity. Striking the correct balance between comsis-
tency and local flavor should be the goal.

Eliminate visual clutter. Visual clutter, such as
overhead utility wires, excessive signage, and
other elements detract from the corridor’s image,
Utilities should be buried whenever pozsible, An
inventory of the existing signage on the coryidor,
Ineluding billboards, should be conducted. Sign
regulations should be revised. The revised regula-
tions should limit the number of signs along the
cortidor and improve their qualiiy.

Use high-quality materials, High-quality design and
materials should be used for all public infrastrye-
ture (lighting, henches, and o forth) along the cor-
ridor. Thiz will create a feeling of place. & visitor
entering the corridor sheuld know immediately
that he or she has arrived. The use of quality de-
sign and quakity materials will harmonize the eor-
ridor.

Make use of banners and seasonal elements to em-
phasize specific places within the whole corridor.
Specific design elements ean and should vazry by
community. Banners and gateways are a way for
cormminities to let their locu] colors shine through,
To maintain a cohesive image and minimize visual
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clutter, the dimensions, materials, and locations of
banners should be consistent, while the content
of banners should be community-specifie. All ban-
ners could eontain a small feature that signifies
the carridor as a whale.

Design elements should be sensitive Lo the Florida
weather. Building faces cun shade the sidewalks
and awnings can provide shelter from sun and
rdin. . :

Gifrastroeiars

Control access o SR 7/U.S. 441 by limiting curb cuts
and crossroads. The panel observed that aceess is
virtually uncontrolled on segments of the road, to
the point that there are no eurbs adjacent to the
roadway. Drivers must be sensitive to what is
happening on the side of the read, and this distrac-
tion results in a significantly higher accident rate.
Controlling aceess would substantially improve
the safety and inerease the eapacity of the road-
way. 11 i3 also necessary for the success of any
rapid-transit system—such as bus rapid transit—
on the eorridor.

In traffic engineering, access management is the
systematic eontrol of the location, spacing, design,
and operation of driveways, median openings, and
street conneclions. Aceess management preserves
the capacity and fanctionality of roads and re-
duces conflict points, thus enhaneing safety,

The collaborative should conduet an inventory of
shared-aceess opportunities and require shared
access whenever pessible. It should perform an

Broward County, Florida, March 14-19, 2004
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analysis of block length to determine if new minor
streets and service roads should be introduced or,
possihly, eliminated. 1t should adopt various ac-
cess-management concepts, such as median treat-
ments and signal spacing, to maximize the capae-
ity and safety of the roadway.

Provide bus rapid-transit (BET) service along the
corridor. The panel enderses the plan for imple-
menting bua rapid transit (BRT) along the corrider,

BRT will introduce premivm transit services
(supplemented by existing transit services) to
the corridor and change the image of mass tran-
git, Existing mass transit is used mainly by the
transportation disadvantaged; BET will attract
& new demographic and new riders o the masgs-
trangit system. [t can attract aging baby boom-
ere who even might be persuaded to give up
their ears—particutarly if they live in a grest
place that is eonnected to other great places by
premium transit.

BRT is 4lz0 an economic development opporiu-
nity, providing a clean, fast, and efficient mode of
transportation for the emplovees and customers
of businesses located atong the corridor. It will add
value to the properties along the corvidor. In faet,
in the panel’s view, BRT, which like most transit
serviees will require sighificant subsidies, should
be viewed ag an economic development project
with mehility enhancement as a bonus,

The careful design, routing, scheduling, and mar-
keting of BRT can eontribute to a new image for
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the corridor. For a number of reasons, the panel
believes that BRT is a better solution for the cor-
ridor than light-rail transit (LRT) for both the
short term and long term:

¢ The Federal Transit Administration is fanding
maore BRT new starts than LET new starts, so
BRT could be implemented sooner.

» The cost per mile for LRT is substantially
higher than for BRT.

* BRT can “grow™ into LRT (although the major
disruption in service that would oeewr during Lhe
transition could permanently impair transit rider-
ship}.

+ BRT is more flexible; it can serve special events
and can respond quickly to unanticipated land use
changes.

Design and schedule BRT to high standards. The
panel believes that the BRT system needs to be
designed and implemented to very high standards
in order to maximize it economic development
potentizl. Tt must be easy to use and offer a conve-
nient sehedule. The BRT vehieles need to be
“branded.” Marketing should target people who
do not traditionally use transit. A high level of de-
gign, eomfort, and amenities both on the vehieles
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and at stops will be important. For example, buses
should be equipped with high-tech signs that
clearly indicate routes; and bus stops—in addition
1o being attractive shelters with seats—should
provide route and fare information In an easily ac-
cessthle form.

Encourage transit-related development, and work to
develop other uses in a more transit-friendly man.
ner. BRT can support multimodal, pedestrian-
friendly development centers. Conversely, rela-
tively high development densities and trangit-
friendly land uses are necessary to support BRT.

Transit-friendly land uses include
¢ medium- to high-density housing;

» offices;

-

food markets;

dry cleaners,

newsstands and bookstores;

spas, salons, and gyms;

»

many other retail establishments;

entertainment venues, theaters, restaurants,
and cafég; and
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¢ structured parking.
Land uses that are not transit supportive inelude
* extensive surface-parking lots;
* gas stations, auto repair shops, and car washes;
*+ automobile dealers;
. self—storalge facilities;
* hig-hox retailers; and
* warehouses.

Saying that the corridor plun should pursue the
development of new transit-friendly land uses is
not saving that yses that ave not transit-support-
ive are inappropriate for the eorridor. Such uses
nizy provide an important economic henefit 1o
their eominmnities, Some of these uses esn be de-
veloped in a mote transit-friendly manner. An
auto repair shop, for example: in the review of the
proposal [or its development, consideration sheuld
be given to its accessibility Lo public transporta-
tion for people who have dropped a car off for ser-
vice, Making all uses move transit friendly is a
win-win situation for business cwners and the
community.

Design SR 7/U.8. 441 as ar eight-lane roadway. An
eight-lane cross section can be designed 1o include
travel lanes, transit lanes, bike lanes, landseaped
medians, lighting, transit amenities, sidewalks,
and landseaped drainage swales, Eight lanes can
be accommodated in as little as 126 feet, but may
require more area depending on such site-specific
issues &5 stormwater management requirenients.
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An eight-lane roadway can meet the following key
eriteria for the design of SR 7/U.8. 441:

+ safety for pedestrians,

¢ an attractive “boulevard” appearance,

* development opportunitics on adjacent land,

¢ “preenways” linking development eenters, and

* the preservation of roadway capacity for the
future: '

In the panel’s opinion, BRT could operate success-
fully in the center of the roadway or along its
sides. An eight-lane cross section can be appropri-
ately designed to facilitate transit, automohile
travel, and pedestyian use. FDOT and the corri-
dor’s constituent comenunities should continue the
charrette process in order to reach consensus on
the partienlar configuration of the roadway.

Take advantage of the Florida Department of Trans-
portation's financial commitment to the corridor. It
is important for constituent cornmunities to recog-
nize and appreciate FDOT's financial commitment
1o the SR 7/11.8. 441 corridor. There are many
worthwhile projects competing for limited funds.
The cormmunities should recognize the opportu-
nity before them and reach a consensug on the
configuration of a BRT systern as soon as possible,

Provide greenways and other open space along the
corridor. The roadwuy right-of-way needed to pro-
vide adequate circulation and appropriate lane
widths and BRT amenities may result in right-of-
way takings that render some adjacent parcels

An Atvispry Services Paned Reporl



Tranait. Lans

Trarsit Lane

unusable. The panel believes that these pareels
should he made part of the corridor’s network of
green infrastructure. Swaths of greenways can be
used to buffer adjacent land uses, provide reere-
ational opportunities, link neighborhoods, and
manage stormwater,

Open space should not be an afterthought. 1{ is as
much a part of infrastructure as is stormwater
management. The provision of open space is a re-
gional as well as a local issue, and the panel be-
lieves that the propesed redevelopment of the cor-
ridor offers opportunities to plan for regional open
space. Authorities should take advantage and plan
for various types of open space in tandem with the
corridor’s redevelopment.

Incorporate stormwater management into open
space requirements. Although the eounty is tak-
ing steps Lo assure that stormwater management
is provided for new development, the panel is eon-
cerned about the apparent lack of a plan Lo address
exisling stormwater management issues along the
SR 7/U.5. 441 eorridor. The limited availability of
land in the corridor and the prospeet of increased
development densities suggest that it will be im-
portant to ereatively use open space as a location
for stormwater management. The panel believes
that developers should be allowed to incorperate
stormwater management into their required open
space, provided that the stormwater fucilities are
well designed and coordinated. This would give
developers an incentive to male the hest use of a
scarce resouree—open space—anil to think of the
environment as a Eving thing that truly relates to
the way people live.

Broward County, Florida, March 14-19, 2004
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A study should be undertaken to identify areas
within the corrider thut are prone to flooding and
other environmental constraints. The information
from this study should be used to ereate a regional
open-space plan for connecting development cen-
ters, neighborhoods, and parks via greenways—

a linear open-space network thal helps unify the
corridor. Where environmental remediation is
necessary, it should be designed as a landscape
element.

Develop strategies for mediating deficiencies in
water and sewer services. [mpressed by the ef-
forts being made by some communities to invest
in new sewer and water service, the panel encour-
ages other communities to undertake similar ini-
tiatives, New development can be expected to pay
its fair share toward community infrastructure,
but should not be expeeted Lo fix existing deficien-
cies. The panel believes that communities need to
develop a strategy for mediating existing infra-
structure deficiencies. The collaborative should
explore opportunities to address infrast rueture
deficiencies through the development of a large-
scale regional project.

Community Building

Plan for the creation of vibrant, sustainable, and dy-
namic multiuse neighborhoods, Commurity buald-
ing uses people’s relationship with the physical en-
vironment, both manmade and natural, to create
vibrant, sustainable, and dynamic neighboerhoods
and communities. It is a tool for place making.
Community building leverages public and private
investment in physical improvements to maximize
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social interaction, ereating sustainable communi-
ties and enhiancing citizen engagement.

Locate schools and other community facilities to
maximize their “community building” impact. In
metropolitan areas nationwide, the school-age
population iz expected 1o continue to inerease, as
will demands for the replacement of worn-out
schools as the immigrant population moves
through schools built for a smaller population.
While the need for new schools ean have enor-
mous financia] implications, it also presents signif-
icant opportunities for community building.

The panel recognizes the need for new and ex-
panded school facilities within the study ares;

* The “tempdrary” classrooms added at many
sehools are approaching permanence.
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¢ School investment seems to be disproportion-
ately concentrated west of the corridor,

* Frequent redistricting causes disruptions that
are not conducive to learning, stability, or devel-
opment,

Public facilities sueh as sehools, libraries, und
Pparks ¢an enhance the multiuse aspect of & place
and help create synergy among people of different
ages and backgrounds, which the panel believes is
critical te the long-term suceess of a place. The To-
cation of public facilities that ean ghare elements
also leverages public and private investment.

Multiuse development centers thrive on a variety
of uses. A new school can become the foeal point of
& new community center. Schools as eenters of
community expand their functions to include adult
education, job training, community recreation, and
public safety, and they can house related public fa-
cilities such as libraries or meeting space. & eon-
centration of uses within schonl facilities ix an in-
vestment in soeial eapital. School grounds ean be
uzed for after-hours and weekend sports events:
the sehool library can supplement other public li-
braries; or the schoo} audilorium ean be nsed to
host local theatrical performances. When popula-
tions of differing ages mix in nonthreatening envi-
ronments. barriers to interaction are removed.

Ar Atvisory Services Panel Report



Schools that ave the center of community also in-
crease parental involvement, a widely recognized
key to academic achievement,

Gensity

Increase the density of new development at develop-
ment ceitters located at transit intersections. In
order to aceommodate expected population and
economic growth and to discourage automobile de-
pendency, the current praciice of building at low
densities at seattered locations up and down the
corridor will have to come to an end. The emer-
gence of high-density development centers ut key
transit intersections will ereate the eritieal mass
neeessary to attract employment, higher-density
housing, and the associated mix of uses that can
support the transformation of the SR 7/U.8, 441
corrider, Development intensity and use mixes
will vary from one development center to another,
according to adjacent land uses, local space mar-
kets, site size, and transit access.

At the SR 7.8, 441 and 1-595 intersection, the
pane] proposes a major development eenter with
region-serving land uses, Its location on an inter-
state highway, near the Fort Landerdale/Holly-
wood International Airport, and adjacent to the
south fork of the New River makes the [-395 de-
velopment center suitable for corporate offices,
flex space, multifamily housing, hotels, and re-
gional retail. Given the shortage of marina sex-
vices in the market and the 1-595 center’s proxim-
ity to the river, the potential exists for the
development of a full-service inland marina here,

Broward County, Flarida, March 14-19, 2064

Other development centers within the corridor
will offer cormmmunity retail, various types of at-
tached housing, smaller-scale office buildings—
and possibly flex space and hotels.

tensity develapment and
peonioa transihians 40

zxigting asighhorhonds

Design spaces between development centers to pro-
vide links between them and to existing neighbor-
hoods. The spaces between development centers
should support the centers and link the communi-
ties, Uses such as greenways, parks, medium to
lew-density housing, and neighhorhood retail ean
link the development centers and provide transi-
tions to existing neighborheods.
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Implementation

he pane] helieves that the development
strategy and the planning and design recom-
mendations put forward in the earlier chap-
®% ters of this report represent a plan of action
thaL could and should engender public congensus
and suppert. In order to suceessfully implement
thesc proposals, the panel recommends a number
of apecific actions that would move the collabora-
tive to the next step in the revitalization process,

Impieme‘mati&n Strategy

The key implerentation approach recommended
by the panel ix to create a new entity with assess-
ment and bonding powers. The idea is not to add a
layer of approval to the development process, but
rather to establish an entity that would act as a
corridor-wide facilitator and clearinghouse of in-
formation for land use planning and provide finan-
cial assistance. This entily would consider the hest
interests of the common good of the corvidor, but.
not impinge on the prerogatives of constituent ju-
risdicticns. Cities would still make final land use
and regulatory decisions within their boundaries.

Having broader powers than the State Road
T/U.8. 441 Collaborative enjoys, this entity would
be able to ehgage in a variety of comprehensive
actions aimed at zehieving the redevelopment vi-
sion. Among-these actions should be an application
Jor a Development of Regional Impact (DRI) per-
mit for the entire eorridor or for a Loeal Govern-
ment Comprehensive Plan Certification and Ex-
emption—either of which would serve to facilitate
the currently difficult approval proeess for indi-
vidual projects.

Finally, the panel recommends the creation of an
efficient and effective land assembly process. As
has been noted, numerous small lots characterize
land holdings in the corridar, and many of these
pareels will be made even smaller hy vight-of-way
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aequisition. Strategic land assembly wilt be key to
the suceessful redevelopment of the corridor.

The panel believes that this implementation strat-
egy will make it possible t¢ pool envirenmental,
land, and transportation resources available in the
corridor’s eonstituent communities in order to es-
tablish financing and other mechanisms that will
generate the consolidated political power that is
nieeded to accomplish broad community objectives
for the cerridor. In short, it is—and should be—a
grass-roots, bottem-up, unified strategy for sue-
cess,

Specific Implementatian
Recommendations

In order to move the State Road 71,8, 441 Col-
laborative to the next step in the eorridor’s rede-
\Plupment proeess, the panel recommends the fol-
lowing specific implementation measures related
to the crganizational structure, the entitlement
process, and land assembly,

Grganizational Strutinre

Create a special regional district (SRD). The panel
recommends that the State Road T8, 441 Col-
laborative be incorporated as a more permanent
organization that would eatablish and manage a
special regional distriet (SRD) ereated under
Chaupter 185 of the Florida Statutes, An SRD s a
multijurisdictional district established to serve
special purposes. It Is allowed to levy special as-
sessments or tax-inerement financing, to Issue
bends, and exereise eminent domain, An SR
could deal with important regional issues, such as
revenue sharing in development centers that en-
compass muitiple jurisdietions,

Although concerns about and differences over the
State Road 7/U.S. 441 Collaborative’s current pro-
cesses and controls are, in the panel’s ohservation,
widespread. its makeup is broadly representa-
tive and inclides a representative from Broward
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County, With perhaps the addition of a few more
neighhorhood members, the collaborative could
easily be formally recanstituted as the SRD.

Use the SRD status to engage in comprehensive ae-
tions. Incorporated as an SRD, the collaborative
could enguge in 4 set of comprehensive actions
that ean help achieve the vision of the eorridor's
redevelopment. These include the following:

+ (enerate revenue through tax-inerement fi-
nancing or special assessments based on square
footage, lineal frontage, or property taxes paid.
These ussessments eould range from §.05 to $.15
per square foot for commereial uses.

Ubtain grants—federal, state, and foundation—
and other funds.

Through & broad spectrum of participation, gain
stature as & political force in the state capital
and at the federal level.

Apply the funds raised through assessments
and grants to 4 broad range of redevelopment,
public improvement, and community needs.
Among likely fanding initiatives are land as-
sembly, road and other transportation up-
grades, public/private ¢ivie and cultural proj-
ects, affordable housing programs (such as
location efficient mortgages, which help house-
holds qualify for higher mortgages than their in-
comes would normally warrant when they huy
housing near transit), parking faeilities, urban
drainage, preenways, bikeways, trails, parks
and other recreational facilities, right-of-way
maintenanee and beautification, special events,
public relations, newsletters, and post-construe-
tion performance guidelines.

Inventory existing and proposed land uses and
provide andor coordinate adjustments in land
use ahsorption and alloeations.

Establish an identity fot the corridor—and con-
nect it with a name that s more marketable
than "SR %/U.S. 441,” for example, “Coconut
Grove,” "South Beach,” or “Worth Avenue.”

¢ Setup a centralized coordinating entity and in-
formation elearinghouse. Such an arrangement
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would not preclude or interfere with existing
city, regional, or state entities.

Accelerate development and implement the
long-term development objectives deseribed in
the development strategies chapter of this re-
port by acting as the corridor's lead planning co-
ordinating organization. The SRD can assist
constituent municipalities in the preparation of
requests for proposals (RFPs), help them create
categories within Lheir comprehensive plans
that facilitate the development of mixed-uge
distriets, and help cities draft zening and over-
lay-zone echanges as needed to correspond to
new comprehensive plan designations,

Encourage constituent communities to adhere
to generalized design and landscape guidelines
inorder to achieve a more consistent image for
the corridor.

Help foeus energy and resources at key devel-
opment centers—leading Lo early suceess sto-
ries that can attract developer and investor in-
terest. Eventually, the development of infill
housing hetween the centers wilt complete the
“houlevard” concept for long-term economie de-
velopment.

Extitlement Prosess

Apply for an areawide Development of Regional Im-
pact (DRI} development order for the entire corri-
dor. That it can take as long as two years to obtain
approvais for the kinds of projects that would eon-
Lribute to the eollaborative’s redevelopment goals
is a major implementation impediment. The pane]
therefore proposes that the SRD seek an area-
wide Development of Regional Impact (DR1) #p-
proval for the entire eorridor.

The SR would prepare and subimit a DRI apphi-
eation to the state’s Department of Community
Affairs, which would then issue a development,
order for a specific perjod of years in anticipation
of redevelopment occurring. The order would ap-
prove a master plan for the eorridor and spell out
mitigation requirements. The DRI approval would
eliminate the need for any further state review
and would hind developers to existing regulations
for a speeific time period. It would give state and
locul permitting agencies the information they
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need to approve permits. Mozt importantly, new
large-scale development proposals that are consis-
tent with the requirements of the corridor’s DRI
would not have to go through a separate DRI
process, thus streamlining the development ap-
proval process.

Alternatively, apply for a cemprehensive plan ex-
emption. Instead of seeking 1 DRI approval, the
SRD might prefer to complete a master plan and
then apply for a Local Government Comprehen-
sive Plan Certifieation and Exemption. This would
also reduce enrrent permitting burdens for layge-
seale, mixed-use project proposals in the corrider.
At any rate, the SR entity should work with mu-
nieipalities in the corridor and with the courty to
revamp and expedite planning and permitting
processes in order to reduce the two-year wait
needed Lo oblain approval for eomprehensive plan
amendments.

Land Assembty

Create an efficient and effective land assembly
process. In February 2004, ULT in cooperation
with the U.8. Department of Housing and Urban
Development (HUD) convened 4 panel of experts
to identify the barriers to land assembly for wban
infill development and suggest how o remove
then. In many urban areas, alack of available
land that is appropriate for development imposes
the biggest barrier to revitalization and redevel-
opment efforts. By assembling land, local govern-
ments can significantly reduee the risk invelved
with redevelopment and thus increase the attrae-
tiveness and value of the aszsembled parecels as
well as of adjacent land. In that land assemblage
will be required to achieve many of the recom-
mendations of the panel, the findings of the ULL
HUD forum have direct relevanee for the State
Road 7/ U.S. 441 corridor.
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The process created {or Jand acquisition and dispe-
sition for redevelopment in the corridor should
build upon the lund aequisition activities currently
managed by community redevelopment agencies,

Facilitate land assembly through speeific programs.
Empowered as an SRD, the collaboralive could
take a number of steps toward creating an effec-
tive land assembly process. In pursuing its land
assembly programs, the SRD entity should be
sensitive to gentrificatien and displacement is-
sues. Land assembly should be for the purpose

of ereating mixed-income developments thar are
hoth economicaily and socially diverse, And land
assembly should foeus first on development cen-
ters and encourage growth to radiate to surronnd-
ing areas. Ameng the specifie fand assembly pro-
grams that should be pursued are the following:

* Prepare an inventory of properties within
the eorridor—including market value, zoning,
and ownership—and make the data publicly
available.

Categorize properties by eondition—for exam-
ple, “stable,” “emerging,” or “distressed”—in
order'to determine appropriale priorities for
land aszembly.

Help community redevelopment agencies fi-
nance their land purchases.

Participate in the assemblage of sites large
enough for redevelopment. For exampie, en-
courage and support the efforts of Lauderdale
Lakes to assemble land for residential uses and
of Margate to purchase four pareets for a town
center development.
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Gonclusion

he panel thinks that the coordination and co-
operation among the members of the State
Read %/U.8, 441 Collaborative are exemplary.
Despite differing local eoncerns and priori-
ties, the collaborative has been able to focus on
the averarching needs of the corridor as a whole,
without ignoring the partienlar needs of each of
the 14 partieipating municipalities. The panel
cannot overemphagize the importance of contin-
ued cocperaticn to the suecess of the corridor re-
development effort, The ability of the collabora-
Live to leverage its collective assets to address
futnre development proves the truth of the obser-
vation that “the sum is greater than its parts.”

The eontinued succese of the collaborative is made
all the more urgent by the projections of strong
growth for Broward County, With ite eentral loca-
tion, well-used trunsit system, many underutilized
properties, and obsolete land uses, the SR 7/U.S.
441 cerridor is ideally situated for redevelopment
and revitalization. The eorrider may appear 1o be
built out, but it offers many opportunities for de-
velopment that would capture much of the county’s
anticipated growth. Since establishing itself in
2000, the eollaborative has added value to the SR
7/U.8. 441 corridor znd has positioned it well to
accommodate future growth. Its constituent com-
munities have opportunities to leverage and ex-
pand on the benefits bestowed by the eollabora-
tive, to enhance both themselves and the corrider
az a whole.

Bernjamin Franklin said: “By failing to prepare, you
are preparing to fail.” The collaborative heeded
this admenition and is to be eommended for sue-
cessfully preparing for the significant growth com-
ing to the county. The organized and proactive
approach of the collaborative has addressed many
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important planning izsues that had they been left
unaddressed could have become planning crises
in the future. By getting out in front of growth,
the colluborative has strengthened its hand and
allowed its members to control their destinies
rather than be controlled. While local officiaiz can
do little about the planning mistakes of the past,
they ean do much to positively affect future devel-
opment. The panel thinks that this report can and
shotld play 4 part in that future.

The members of the collaborative are justified in
taking pride in thelr work to date. Future gener-
ations will benefit from the forward thinking and
thought ful leadership they are providing. The col-
laborative must conlinue to forge ahead with its
spirit of cooperation. Most importantly, it must
not fall victim to pessimism or provincialism,

The attractions of southeastern Florida will draw
pecple and businesses for decades to come. But the
opportunities that this demand presents should
not be taken for granted. Many other regions would
love 1o trade places. While growth presenis chal-
lenger to current residents, the challenges of stag-
nating job growth and declining population are far
warse. With the confidence acquired through sta-
tistically supported estimates of future demand,
the collaborative should aim its efforts high, de-
mand quality, and plan big, in the spirit of legend-
ary Chicago architeet Daniel Burnham’s advice:
“Make no little plans, they have no magie to stir
men’s blood and probably will themselves not be
realized. Make big plans, aim high in hope and
work, remembeting that a noble logical diagram,
onee recorded, will not die.”
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Alex J. Rose

Panel Chair
E1 Segundo, California

Alex J. Rose serves as director of development
for Continental Development Corporation, & sub-
urban office/R&D park developer located in El
Segundo, California. He is responsible for manag-
ing all the fiom's development and constiuction ac-
tivities. CDC holds 3.5 million square feet of space
in Southern Califermiz’s South Bay market and in
the city of S8an Francisco. Rose oversees scquisi-
tions and new project development; the planning
and execution of tenant improvements, core and
shell renovation, and new eonstruction work:
maintenance and upgrades for major faeilities;
project budgeting and eost controls; internal proj-
ect management; and architect, engineer, and con-
tractor management.

Over the past nine years, Rose has overseen the
develepment and acquisition of nearly 1 million
square feet of Class A office space, as well as the
conversion of single-tenant R&D facilities totaling
mere than T million square feet into multitenant
office, restaurant, retail, and entertainment nses.
Hefore becoming direetor of development, Rose
served az CDC's divector of property manage-
ment. He has extensive experience as well in title
ingurance, and is a licensed California attorney
with experience in general ¢ivil and bankruptey
litigation practices.

Rose received an MBA from the University of
Southern California, a J.D. from Southwestern
University School of Law, and a bachelor’s degree
in politieal seience from UCLA. He is a trustee
of the Urban Land Institute, chair of ULDs C'om-
mereial and Retail Development Couneil, a vice
chair of ULT’s Program Committee, a vice chair of

‘ULT’s District Council Committee, and a menmber

of the Executive Committee of ULTs Lox Angeles
Distrier Council, Rose has chaired and served an
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numerous ULT Advisory Services panel assign-
ments that focused on the redevelopment and
revitalization of downtowns or transit cortidors
or on office development issues; and he has par-
ticipated in several ULI workshops on office
development.,

Among the many community, development in-
dustry, law, UCTLA-affiliated, und USC-affiliated
groups of which Rose has been a member are the
Los Angeles Conservancy; Leadership Manhattan
Beucly; and the steering committee of New Schools
Better Neighborhoods, a broad-based private
and publie citizens advisory board that is re-
searching and developing standurds and meth-
odologies for the development of more than 100
“eommunity-asset” public schools in the Los An-
geles metropolitan area.

Hanfel M. Conway
Aurora, Colorade

Daniel M. Conway is a real estate marketing and
researeh authority specializng in residential, com-
mercialiindustrial, and golf course developments
and with more than 30 years experience as an
urban land economist. For the last 20 years as
president and director of economics and market
research for THK Associates, he has conducted
numerous residential, commereial, industrial, and
2olf course econormic feasibility and market stud-
ies, sociveconomic impact assessments, and finan-
eial planning studies.

Among the projects with which he has heen in-
volved are an international market eenter and
industrial market analysis for the Dove Valley
Business Air Park in Arapahee County, Colorado;
residential and related uses market analyses for
several major developments in Douglas County,
Colorade, including the 1,342-acre Parker City
gite; and numerous goli eourse feasibility studies
throughout the country. Conway has completed 2
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wide range of research and analvses in many
markets, ineluding Las Vegas and Reno; Oxnard,
Palm Springs, and Carmel (California); Kansag
City, Missouri;, Oklahoma City and Tulsa; Austin;
Albuquerque and Santa Fe; Seattle; and Phoenix
and Tueson,

Conway iz currently a sought-after speaker on the
golf course development eirenit, and his presenta-
Lions at recent Crittenden golf development expos
have been widely attended. He is the author of &
book, The Cost and Revenues of a Unigue Golf
Club, that has furthered his reputation as one of
the industry’s leading authorities. Under Conway's
guidance, THK Associates conducts more than 75
golf eourse feusthility studies and golf driving range
market studies and appraisals each year.

Wiltiam . Lawrence
Westwood, Massachusetts

William . Lawrence has accumulated more than
25 years of in-depth experience in real-worlé prob-
lem solving, strategy formation, feasibility assess-
ment, and project management for complex real
estate development projects. As prineipal of City-
scope, he participates in development projects for
his own aceount and provides contract services in
project management and development to elients
in the publie and private sectors. Cityscope spe-
cializes in value creation for real estate assets, in-
cluding strategie planning and assessment, asset
positioning and management, and publie and pri-
vate finaneing,

Among his projects have been a $275 milion, mult-
block commereial development in Warwick, Rhode
Island, located between a new Amtrak northeast
cortider station and the T.F. Green Airport and
being developed as a joint venture of the Bulfinch
Companies, the city of Warwick, and the state of
Ehode Island, for which Lawrence wrote the win-
ning proposal and has been designated co-project
manager; a large commercial development on
excess public lands undertaken by the Boston
Community Development Corporatien, for which
Lawrence provided planning assistance; and gut-
sourcing the MBTA real estate group with an-
nual revenes in exeess of $5 mitlion, for which
Lawrence was the contrael project manager.
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Before he started Cityseope, Lawrence was di-
rector of seaport planning and development at
the Massachusetts Port Authority, for which he
planned and developed a diverse portfolio of real
estate assets on 400 acres. Before joining MPA,
he ereated and directed public sector real estate
consulting groups in Los Angeles and Boston
for Kenneth Leventhal & Company (now E&Y
Kenneth Leventhal Real Estate Consulting), a
national accounting firm. Earlier, he founded the
William C, Lawrence Company, a market, feasibil-
ity and economic development consultant located
in Pasadena, California, which he managed for 12
years. 5till earlier; he spent four yesrs managing
environmental policy planning for two new eom-
munity developers—the [rvine Company and
Mission Viejo—on the West Coast.

Lawrence has 2 master’s degree in ity and re-
gional planning from the Harvard Graduate School
of Design, an MBA from Pepperdine University,
and a bachelor's of art degree in political science
from Trinity College. He was swarded the Thomas
J. Watson Traveling Fellowship to study new town
planning in Eurepe and India after college, He is
currently a full member of ULI and has been a
member of NATOP and the Couneil on Urban and
Economic Development. Lawrence is & guberna-
torizl appointment to the Boston Metropolitan
Area Planning Commission and 2 member of it
executive commiliee.

Bonna Lewis
Trentom, New Jevsey

Donna Lewts is the planning divector for Mercer
County, New Jersey, which she has sevved for
16 years. The planning divizion is responsible for
growth management and redevelopment, open-
spaee and farmland preservation, and transpor-
tation planning, Mercer County is a leader in ap-
plring eutting-edge transportation eoncepts, most
naotably through the creation of a transporiation
development district and through development of
an aecess-management plan, A strong redevelop-
ment effort in the county focuses on Lhe city of
Trenton and its first-generation suburbs.

Lewis serves on the Transportation Research
Board’s Access Management Committee, the
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steering commitice of the Central New Jersey
Transportation Forum, and the Delaware Valley
Regional Planning Commissien.

Lewis holds bachelor's degrees in political science
and English from the College of New Jersey and
& master’s of ¢ity and regional planning from Rut-
gers University. She is a Heensed professional
planner in New Jersey and a member of the
Ameriean Institute of Certified Planners, She is
an adjunet professor at the College of New Jersey.

Kenneth W. McGovern
Shaker Heights, Okio

Kenreth MeGovern's career has focused on com-
munity and economic development in complex
urban environments. He maintains an indepen-
dent eonsulting practicve serving a mix of public
and private clients with an emphasis on redevel-
opreent and reinvestment. Clients include institu-
tions, formdations, nenprofit corporations, local
governments, transit agencies, and property de-
velopers and owners.

Before establishing his consulting practice,
McGovern served for more than 20 years in se-
nior management with two organizations, Univer-
sity Cirele Inc. and Doan Center Inc., comprising
many of Cleveland’s major institutions—ineluding
Case Western Reserve University, the Cleveland
Clinie, the Cleveland Orehestra, university hospi-
tals, and major museums—that share an inner-
city loeation contiguous to a diverse set of neigh-
borhoods. The agendas of these organizations
focus on community planning, development, and
services. McGovern has had extensive profes-
sional experience in organizing, managing, and
maintaining public/private partnership vehicles.

MeGovern holds a master's degree in eity planning
from Harvard University and a bachelor's of arts
degree in archivecture from the Universicty of Penn-
sylvania. Hé has been a member of ULI since the
mid-1970s and serves on the boards of seversl
community development corporations that rep-
resent avea business and residential interests, He
is an outside director of National City Community
Development Carporation. He served for 12 years
on the Shaker Heights Planning Commission and
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continues Lo play an active role in that commu-
nity’s civie life.

John #. Prosser
Deneer Colorado

John Prosser is a professor of architecture and
urban design al the University of Colorado, and
began private practice in 1969. He served as dean
of the university’s College of Design and Plan-
ning and taught at other universities, including
Oxford Polytechnie,

He is a planning and architectural consultant for
a diverse range of projects, such as the Denver
Teehnological Center, the private sector develop-
ment of the Denver Internaticnal Airport envi-
rons, and the Denver Botanie Gardens. He has
planned major retail facilities In Kansas, Colorado,
California, Bawail, and Arizona. Since 1981, Prosser
has chaired the University of Colorade Design
Review Board, which eritiques all projeets pro-
posed on the university’s nine campuses and he
sits on eight cther architeetural review commit-
tees—federal, state, municipal, and private. He
is a founder of the University of Colorado Real
Estate Center.

Prosser served on the Ecenomic Recovery Com-
mittee for the decommissioned Lowry Air Force
Base in Denver and Aurora, providing expertise
on retse planning and implementation, He has
received numerous national, regional, and state
awards, and is listed in Who's Who in the World,
Who's Who in America, and Who'’s Who awong
Americas Teachers, Prosser raceived 4 bachelor's
of science degree in architeeture from the Univer-
gity of Kansas and a master's of architecture from
Carnegie Mellon University,

Bolrert 4. Ravedii
Philadelphia, Penwsyloania

Robert J, Ravelli ix corrently the exeentive diree-
tor of the East Passyunk Avenue Business Im-
provement Distriet, a nonprofit special serviees
district covering an urban neighborhood commer-
cial corridor in South Philadelphia, His duties in-
¢lude promoting the area as a retail destination,
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attracting new businesses, and effectuating street-
seape improvements,

From 1495 to 2003, Ravelli was an assistant deputy
mayor working in the city of Philadelplia’s Mayor’s
Office of Transportation, where he provided pol-
iey analysis and project management on trans-
portation and planning issues and performed im-
pact studies,

Prior to jeining the Philadelphia city povernment,
Ravelll was a planning consultant where he wrote
the car-free transit guide series and spent time
working in Bulgaria assisting in the country’s land
privatization efforts. Ravelli spent most of the
1980s working for consulting firms as a projeet
manager on growih management, urban revital-
ization, and campus master plans—including the
Fort Lauderdale beach revitalization plan and the
Fort Lauderdale riverwatk master plan.

Ravelli has been a planner for more than 20 years,
He earned a master's degree in city planning from
the University of Pennsylvania and a bachelor’s
degree in buginess administration from the Tini-
versity of Richmond. He is a2 member of the Amer-
iean Institute of Certified Planners and ULL In
2000, he served on & ULI panel to consider tran-
sit-orfented development options along a proposed
light-rail line in Charlotte, North Carolina.

Michael L. Sturges
Cleveland, Ohio

Michael L. Sturges hus more than two decades
of experience in real estate and leisure-time-
industry consulting. His strong negotiating skills,
ability 1o creatively solve clients’ problems, and
network of eontaets have earned him a national
reputation. He has an enviable track record in
both the private and publie sectors for seeing proj-
ecti through from inception o completion, while
maximizing elients’ return on investment. His
hands-on operational experience gives him the
credibility to act as an asset manager and own-
er's representative in meetings with lenders and
management companies, and the ability to
comprehend operating problems and make zound
recommendations,
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In 1969, Sturges joined the real estate and leiszre-
time-industries group of a national accounting and
consulting firm, and he spent the next 20 yegrs
huilding—and eventually heading—a highly re-
garded national practice. In 19%), he joinred IMR-
globai-ORION to direct its leisure-time consuli-
ing practice.

Sturges has completed assignments involving the
develspment or rehabilitation of office buildings;
retail; public and recreational facilities, such as
marinas, golf courses, and theme parks; mixed-use
developments; and parking facilities,

As adviser to the ¢ity of Cleveland, he negotiated
a transaction that brought the world headquar-
ters of Figgie International—and hundreds of jobs
and millions of dollars in economic impact—back
to Cleveland. As adviser to a partner ir the Sher-
atan Hopkins Hotel in Cleveland, he found 4 new
investor to help buy out the existing manzgement
company; negotiated a 37-year extension to the
ground lease that generated important new revenue
from parking and allowed an innovative reuse of an
antiquated section of the property; and recruited
4 new management group that invested substan-
tially in the complete renovation of the hotel,

He participated in the preparation of the master
plan for an area around a major regional shopping
mall that ineluded an office park and several ho-
tels; as well as the master plan for SeaGate, the
Owen-Tllinois world headquarters, which ineludes
office, hotel, retail, marina, and pubhic space uses.

A graduate of the School of Hotel, Restaurant,
and Institutional Management of Michigan State
University, Starges was instrumental in attract-
ing its national spring meeting to Cleveland.

Christing Teike
San Francisco, California

Christine Teike is a licensed landscape architeet
and urban designer with Sasaki Associates, an in-
terdisciplinary design firm based in Watertown,
Massachusetts with a second office in San Fran-
cisea, Califernia, She has developed a special
Toeus in the planning and design of urban environ-
ments and eampuses, both nationslly and interna-
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tionally, including urban distriets, streetscapes,
waterfronts, civic spaces and eampus master plans,

Significant projects in which Teike has been in-
volved include the Michigan State University
master plan, the Schuylkill River gateway plan in
Philzdelphia, the comprehensive master plan for
the University of Nevada at Eeno, and the Shung-
hai Urban Bank riverfrent plan in China.
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Tejke received a master's of landscape architecture
in urban design from Harvard University and a
bachelor’s of sclence degree in landscape architec-
ture from Purdue University.
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